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Abstract 
Across time and place, housing has always been a basic human need that is essential for individuals, 
families and communities to realise their full potential. Thus, the housing discourse and practice, 
particularly in post-apartheid South Africa is inseparable from the struggles for human rights and 
social development. Despite efforts by the post-apartheid government to deliver houses at scale, the 
implementation processes have been criticised for lacking a pro-poor, participatory developmental 
focus. New insights and bold deliberations are critical to improve the quantitative and particularly, 
the qualitative aspects of South Africa’s housing delivery for the urban poor. A critical focus at the 
country’s housing delivery processes reveals that government overlooked other developmental 
alternatives that had more potential to enable the urban poor realise their social and economic 
aspirations. At the apex of the reforms that are required is the need to put the urban poor at the centre 
of the housing delivery efforts in order to have housing and settlements that reflect the aspirations of 
the beneficiaries. Thus, the aim of this study was to develop a model to enhance voluntary housing 
delivery in a social development manner in South Africa.  
Housing and human settlements need to mirror the dreams of families and communities. In the 
broader scheme, it needs to advance the goals of social policy. The study advocates voluntary housing 
delivery because of its competencies that resonate with social development goals. Therefore, the study 
applied Thomas’s (1984) intervention research to develop a model that is aimed at enhancing 
voluntary housing delivery using a social development framework. In designing the change-oriented 
model, the study utilised Thomas’s (1984) first three phases and these are Analysis, Design and 
Development. The study left the three last phases (Evaluation, Diffusion and Adoption) for further 
research.   
In the first phase, the researcher conducted a literature search into the historical and contemporary 
underpinnings of the housing challenge in the country. He also did a state-of-the art review of the 
existing mechanisms that are geared towards mitigating the problem. The empirical component of 
this phase involved semi-structured interviews with the two senior officials from the National 
Department of Human Settlements. Also, the study purposively selected five voluntary housing 
institutions (VHIs) (three from Gauteng and two from the Western Cape). These institutions are also 
involved in social rental housing. The study further conducted semi-structured interviews with the 
each of the managers of the same institutions, and thereafter had five focus group discussions with 
the beneficiaries (one from each) from the same organisations. The main finding from this process 
was that South Africa faces a serious challenge of urban poor housing, which is exacerbated by the 
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exclusion of the beneficiaries from the housing delivery processes. Thus, a need for bottom-up 
participatory processes that are informed by a social development framework.  
The second phase involved planning for the design process, which was informed by the findings of 
the first phase. In line with Thomas’s (1984) steps, the study determined the design objectives, the 
domains and the design requirements. Instead of creating a completely new innovation, the study 
adapted Diephout’s (2014) tool which the researcher improved on. Following its social development 
lens, the prototype was presented to the managers of VHIs in a focus group discussion and later, 
through a Delphi technique. The study used these platforms to get feedback from these end-users 
about the suitability of the model.  
Lastly, the improved innovation was also pilot tested with the key informants who were experts in 
housing and social development from practice and academia. This process was conducted with a view 
of determining if the model would be applicable, effective and efficient in the natural voluntary 
housing delivery setting. Pilot testing in the natural setting was not possible due to the lengthy and 
complex processes involved in housing delivery environment.  
This study and the developed model serve to amplify the fact that housing, as a social welfare service 
is inherently a part of social policy that needs to be utilised to realise social development outcomes. 
As a social policy component, housing planning and implementation needs to be purposeful, 
coordinated, in a manner that seeks to conjoin the social and the economic facets of development. 
Thus, all stakeholders are implored to challenge the long-standing practices, traditions and patterns 
that discriminate against the beneficiaries, urban poor and the vulnerable groups in housing and 
human settlements. As a change-focused profession, social workers need to improve their 
understanding of housing, the socio-economic relations and patterns that perpetuate exclusion in 
human settlements.  
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Chapter 1: Orientation of the study 
1.1. Introduction 
In 1994, the new African National Congress (ANC)-led government inherited a 1.5 million housing 
backlog. Since then, South Africa has continued to experience this challenge, leading to more than 
seven million people resorting to informal settlements and many others living in backyard shacks 
(Mirika & Mainza, 2016; Tomlinson, 2015). Consequently, the shortage of affordable housing has 
been at the centre of service delivery protests across the country (Alexander, Runciman & Maruping, 
2017, p. 9; Msindo, 2017; Mukhuthu, 2015), highlighting the centrality of housing delivery in the 
socioeconomic and political lives of the urban poor (Hohmann, 2013; Jones & Teixeira, 2015; 
Sobantu, Zulu & Maphosa, 2019; Teixeira, 2009, 2011). As highlighted by Huchzermeyer (2001, p. 
308) and McLean (2006), housing plays a pivotal role in linking families with other essential services 
and amenities. Access to clean water, sanitation and electricity is dependent on suitable, adequate, 
and more importantly, affordable housing for the low-income urban population. Since 1994, 
government has assumed a leading role in providing affordable housing, with its first priority being 
to deliver the “one million houses in five years” it promised before the first democratic elections 
(Republic of South Africa, 1994a).  
The White Paper for the Reconstruction and Development Programme (RDP) was promulgated in 
1994, aimed at stimulating economic growth and redistribution to eradicate the apartheid legacy of 
inequality and poverty (Republic of South Africa, 1994a). The RDP policy laid the foundation for a 
subsidy-based, mass housing programme to qualifying applicants on the housing national waiting list. 
To facilitate the practical implementation of this programme, the government enacted the White Paper 
for Housing in 1994 and the Housing Act in 1997 (Charlton & Kihato, 2006; Huchzermeyer, 2001). 
Since then, the RDP programme has occupied the centre stage in the provision of affordable housing 
delivery, while other non-profit and private sector pathways have remained largely subsidiary 
(Republic of South Africa, 2005a, p. 18). While this government housing initiative was lauded, it has 
also been widely criticised for its failure to embrace an inclusive, collaborative approach in its 
planning and implementation processes (Charlton & Kihato, 2006; Gibson, 2009; Gilbert, 2000; 
2002; Huchzermeyer, 2001; Khan, 2003; Noyoo & Sobantu, 2018; Sobantu, Zulu & Maphosa, 2018). 
In summing up these criticisms, Huchzermeyer (2001, p. 308) argues that the government “shifted 
from faith” as the programme lacked a “pro-poor” focus. Due to inefficient and uncoordinated 
implementation, “in most urban areas, the majority of residents are lodgers, renting space informally 
in the backyards of other people’s homes” (United Nations Habitat, 2011, p. 29). 
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In light of such challenges, calls for pro-poor and bottom-up housing delivery approaches were made 
to address the housing challenge in a more holistic manner. This research is informed by such calls 
and seeks to explore this topic further through a scientific and systematic investigation. In the context 
of issues such as unemployment, inequality and poverty in South Africa (Stats SA, 2018b), new 
insights and a new way of thinking are needed to address the plight of the urban poor in their quest 
for affordable and adequate housing. This study thus seeks to introduce new insights, considerations 
and deliberations through emphasising housing delivery as a means of achieving social development, 
as advanced by Huchzermeyer (2001). Arku (2006), Carter and Polevychok (2004) and Venter, 
Marais, Hoekstra and Cloete (2015) argue that housing needs to be recognised as a social welfare 
service,  similarly to education, water and electricity in order to realise sustainable human settlements 
and neighbourhoods. Such an approach is likely to yield a bottom-up and people-centred housing 
delivery process that is consonant with the requirements stipulated in the 1966 International Covenant 
on Economic, Social and Cultural Rights (ICESCR). Furthermore, it is likely to “give a meaning to 
the goal of creating viable communities” (Republic of South Africa, 1994b). 
 
1.2. Background and context of the study  
In South Africa, the right to housing is enshrined in the national Constitution. Section 26 of the 
Constitution of South Africa pronounces that everyone has the right to adequate housing and it is the 
state’s responsibility to ensure the realisation of this right within its available means or resources 
(Republic of South Africa, 1996). The ICESCR also emphasises that housing delivery should be 
linked to economic opportunities in order to create a safe, secure and comfortable living environment, 
especially for children, women and older persons (Sobantu et al., 2019; United Nations, 1966). To 
honour the obligations and promises it made to South Africa’s majority poor, who are mostly black 
African citizens, the government gave full effect to the RDP by enacting the 1994 White Paper and 
the 1997 Housing Act. By 2007, the government had spent R27.6 billion on this housing programme 
(Tissington, 2011). Tissington (2011) reports that in 2015, 2.6 million units had been completed while 
Tomlinson (2015, p. 1) estimates the figure at 2.5 million in the same period. The National Housing 
Finance Corporation (NHFC) indicates that as of December 2015, 4.3 million houses had been built 
and opportunities had been created since 1994, benefiting more than 20 million people (NHFC, 2015). 
Despite all this quantitative progress, however, the RDP housing programme has by and large been 
synonymous with challenges and gaps identified during its planning and implementation phases. The 
2004 Breaking New Ground (BNG) policy, which was intended to address the challenges identified 
in the RDP initiative, has also, arguably done little to effect meaningful change. Indeed, it could be 
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argued that it perpetuates the shortcomings inherited from its predecessor, the RDP programme 
(Chenwi, 2015; Oldfield & Greyling, 2015; Pithouse, 2009).  
Huchzermeyer (2001, p. 308) argues that the government lacked a bottom-up understanding of the 
poor’s housing needs because it excluded the beneficiaries from the design and implementation 
stages. Overall, there is consensus that government lost an opportunity to redress the apartheid spatial 
trends and link the previously excluded groups into the urban fabric (Charlton, 2013; Charlton & 
Kihato, 2006, Chenwi, 2015; Huchzermeyer, 2001, p. 308; McLean, 2006; Oldfield & Greyling, 
2015; Tomlinson, 2015). The paradox is that it is the urban poor who lived in hostels and native 
reserves with minimum social welfare services and amenities that are today also on the peripheries 
of advanced urban life (Gibson, 2009; Muller, 2011; Ntema, 2011; Pithouse, 2009). Hence, some 
beneficiaries opt to sell their RDP units and relocate to the informal settlements and backyard shacks, 
closer to their sources of livelihoods, schools and advanced services (Charlton & Kihato, 2006; Zack 
& Charlton, 2003; Zungumane, Smallwood & Emuze, 2012). Furthermore, Burgoyne (2008), 
Manomano and Tanga (2018) and Manomano, Tanga and Tanyi (2016, pp. 113-115) report that the 
RDP is known for poor outcomes that include inter alia small unit sizes, poor quality building 
material, poor location and lack of stakeholder involvement. Between 1994 and 2015, the housing 
gap shot up from “1.5 million to 2.1 million units while the number of informal settlements has 
increased from 300 to 2, 225, which is an increase of 650%” respectively (Mirika & Mainza, 2016; 
Tomlinson, 2015, p. 1). Oldfield and Greyling (2015) observe that waiting for a house by the urban 
poor has become a common feature in the country’s housing discourse.  
 
These challenges call for more developmental alternatives which, while addressing the quantitative 
aspects of the housing shortage, will also target the social and economic aspects of housing provision. 
Housing studies and practice are inseparable from the social, economic and political dynamics that 
shape the world (Atkinson & Jacobs, 2010; Jenkins, Smith & Wang, 2006). The housing challenge 
in the country that is exacerbated by the socio-economic reality of high levels of poverty, 
unemployment and inequality in South Africa calls for urgent housing delivery initiatives that are 
anchored in a social development paradigm. Developmental initiatives are those that allow 
beneficiary participation, offer choices in terms of unit size, are conveniently located close to services 
and amenities, among other characteristics. It can be argued that housing delivery that is predicated 
on the social development approach is more likely to contribute towards the national agendas of 
redistribution, nation building, economic growth and employment generation.  
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The various types of voluntary housing institutions (VHIs), such as housing associations (HAs) and 
housing co-operatives, most of which are registered as Social Housing Institutions (SHIs), reflect the 
goals of social development. They are driven by non-profit organisations and draw skills and expertise 
from different stakeholders (Davis, 1986; Ibem, 2010; Ikekpeazu, 2004). The practice of voluntary 
housing is inseparable from the concept of volunteering and voluntarism. These are housing 
initiatives provided by independent, not-for-profit social businesses in a complementary role to the 
government efforts (Boelhouwer & Priemus, 2014; Coatham, 1995; Dunn, 2000, pp. 59-61; Ibem, 
2010; Malpass, 2000; Purkis, 2010, p. 6; Reeves, 1998). While they are registered under government 
agencies such as the Social Housing Regulatory Authority (SHRA) in the case of South Africa, they 
remain independent and autonomous (RSA, 2008).  Even though there are other traditional voluntary 
housing initiatives such as Abahlali BaseMjondolo in South Africa, some SHIs are the most 
formalised form of voluntary housing effort, having registered under SHRA (RSA, 2008). Thus, while 
they are SHIs contracted with government, they are, on the one hand, VHIs, usually offering more 
than just social rental housing to their beneficiaries. With its bottom-up approach, voluntary housing 
is likely to bear outcomes that resonate with the social development process and result in family-
centred, bottom-up and socially and technically sustainable settlements and neighbourhoods.  
Having originated in Europe, voluntary housing has been customised by various development actors 
to suit the local context of Africa and South Africa. This highlights its flexibility in meeting the 
dynamic housing needs of the heterogeneous urban profile. With growing urbanisation and 
commodification of space and housing in post-apartheid South Africa, pro-family initiatives are 
needed to introduce more options in terms of unit size and tenure to enable African extended families 
to live together, if they need to. While such pro-poor innovations will hugely promote the urban 
poor’s rights in the city, they are more likely to enhance the care and safety of vulnerable categories 
in these families who will be conveniently located nearer to healthcare facilities and other social 
service centres. As opposed to the RDP which, as Marx (2003, p. 312) argues, “failed to keep pace 
with the housing demand [and] treat people as only homeless”, voluntary housing caters for diverse 
housing needs in terms of culture, family size and income to mention a few (Hertzel & Szymanski, 
1981; Noyoo & Sobantu, 2018; Purkis, 2010). In the same vein, Miraftab (1997) emphasises the 
importance of housing options for the urban poor, arguing that beneficiaries have the opportunity to 
choose units from a range of options, based on their affordability and family size.  
Voluntary housing is also more likely to respond positively to the issues that threaten the physical 
security of children, women and older persons. For instance, perimeter brick walls have been known 
to collapse and kill children in Johannesburg and Durban (Shange, 2018; Wicks, 2018). Voluntary 
housing, through its flexibility, extensive expertise, knowledge and skills (Davis, 1986; Ibem, 2010; 
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Ntema & Marais, 2010; Patel, 2005; Smit, 2006), is highly likely to deliver structures that are of high 
quality and hence safe and environmentally friendly. In addition, voluntary housing closely mirrors 
the notion of ‘human settlements’ as opposed to other forms of housing. This is because good quality 
human settlements are strong, durable, environmentally friendly and offer options as opposed to the 
‘one-size-fits-all’ RDP units that are referred to ‘ovezinyawo’, meaning ‘the place where feet hang 
outside’ (Qwazi, 2017). More importantly, voluntary housing has the potential of enhancing the 
integration of women and single parents into the mainstream economy through preferential unit 
allocations to this category of citizens. This is in line with the perspectives of Marx (2003), Raniga 
and Ngcobo (2014) and Teixeira (2009, 2010) who argue that, due to their lower incomes and hence 
lower affordability, women, and especially single mothers, have not been able to get houses from the 
market. They therefore remain vulnerable to sexual exploitation and various forms of abuse. This is 
despite the indelible role that women play in the family’s social and economic production, as 
articulated in Mwansa, Jankey and Lesetedi’s (2015, p. 215) extract, below:  
Women are more likely to spend their incomes on food and children’s needs. Available evidence indicates 
that a child’s chance of survival increases by 20% when a mother controls the household budget. It is 
therefore imperative that women’s position in society should be appreciated as integral to human 
development…[Therefore] factors and inequalities such as leadership, rights to land [and housing] 
acquisition, controlling livelihoods, owning boreholes, loan acquisition, and ownership of resources that 
would promote women’s food production capacity need to considered. This is especially true for female 
headed households who tend to be vulnerable to the capriciousness of these factors”. 
It is thus against this backdrop that this study seeks to arrive at new knowledge in the housing arena 
that will put the urban poor, including women at the centre of housing delivery endeavours. Such 
pathways are highly likely to promote and protect the rights of women and, therefore build happy 
families and sustainable communities. The study attempted to merge insights, perspectives and 
theories of housing and specifically those of voluntary housing, social policy and social development 
in proposing a developmental alternative. At the apex of these insights is the emphasis that, like other 
rights, housing should be seen as an important aspect of welfare and social policy. This study assumes 
that due to the historical and continued exclusion of many urban poor from housing and economic 
participation, in post-apartheid South Africa, housing delivery is an integral component of human 
rights and social justice. In this regard, the study further speculated that locating housing within the 
social development paradigm would open up new avenues for sustainable settlements. The linkages 
conceptualised in this study support Huchzermeyer’s (2001) view that the country needs robust 
theorisations on housing practice and policy issues because of the government’s failure or 
unwillingness to address the issue of affordability.  
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1.3. Motivation for the study  
The study was motivated by the need to investigate the persistent housing challenge in the country as 
regards the RDP’s flawed implementation. These challenges arguably stem from the government 
focusing on quantitative achievements, whilst ignoring the equally important qualitative aspects of 
housing delivery that are important to the urban poor’s everyday lived experience. While the RDP 
housing programme’s implementation was directed at quantitative outputs, the RDP policy itself 
embodies a bottom-up social development philosophy. Therefore, a predominantly quantitative 
approach by the government gave rise to several social development-related questions that inform 
this study.  These are: How many houses were of acceptable quality? Were the sizes of the houses in 
line with family needs? How many of these units were allocated to women, especially those who are 
single parents, or vulnerable groups that include people living with disabilities? Were these houses 
in settlements conveniently located or closer to infrastructure, services and livelihoods opportunities?  
 
It can be argued that responses to the above questions are missing from the government’s progress 
reports and general parlance. These concerns emphasise the growing need to treat housing as a social 
welfare right, like other services (Venter et al., 2015), and as part of economic development initiatives 
(Atkinson & Jacobs, 2010; Carter & Polevychok, 2004; Jenkins et al.  2006).  Hence, a social 
development approach is essential to link housing - as a physical aspect - with strategies to fight 
poverty and deprivation, fostering the rights of women, redistribution and human rights. The former 
are more likely to open up “new social arrangements that accelerate the pace of development [and] 
guarantee the satisfaction of people’s needs” (Noyoo, 2015a, p. 169).   
 
Voluntary housing, in its various forms has not been vigorously pursued in South Africa as an 
alternative avenue to speed up housing delivery and improve the quality of human settlements. Most 
SHI registered with SHRA are the biggest form of VHIs and, thus making even social housing also 
offer voluntary housing delivery. In terms of 2005 Social Housing Policy, social housing was not 
intended to deliver housing at scale and close the housing gap like the RDP programme (Republic of 
South Africa, 2005a, p. 19). However, the role that these institutions have played in voluntary housing 
has been acknowledged. Voluntary housing was also advocated by the government, by two immediate 
former Ministers of Human Settlements, Tokyo Sexwale (Minister of Human Settlements from 2009 
– 2013) and Lindiwe Sisulu (Minister of Human Settlements from 2014 – 2018) who acknowledged 
that the RDP subsidy mechanism was constraining the fiscus. In 2014, Sisulu proposed that 
government should no longer offer free housing to applicants who were below the age of 40 years 
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(South Africa Press Association, 2014). Sexwale had earlier reiterated that the RDP route was not 
financially sustainable and hence would not continue forever (Prinsloo, 2010). Furthermore, in 2016, 
Sisulu concurred with Sexwale, adding that the RDP housing process bred and propagated 
dependency, which was not sustainable (Xaba, 2016). Sisulu went on to suggest that qualifying 
applicants should rather be issued with subsidies to build their own houses – which is a step towards 
self-help housing, another important form of voluntary housing delivery. The voluntary sector, 
through its partnership-based operations, is known for promoting knowledge and skills sharing, 
distribution of benefits and risks among partners. As each partner concentrates on its area of expertise 
in voluntary housing delivery, the process tends to be cost-efficient yet effective (Davis, 1986; Ibem, 
2010; Ntema & Marais, 2010; Patel, 2015; Smit, 2006).  
Also motivating this study was the commodification of housing in the country (Venter et al., 2015) 
which makes affordability and access by the urban poor highly unlikely (Rust, 2007). Despite the 
development of South Africa’s economy and its banking sector, the poor have not been able to access 
finance from formal banks because of their unbankable incomes (Mills, 2007; Rust, 2007). Rust 
(2008, p. 26) further states that formal banks exclude the majority of the “unbanked and… 
underbanked” population of the country. Mills (2007, p. 457) adds that 68 per cent of the population 
in the low-income bracket is not able to access microfinance from the formal banking sector. The 
success of housing-focused voluntary organisations such as the Kuyasa Fund in South Africa and the 
Gramreen Bank (GB) in Bangladesh prove that the voluntary sector, if given recognition and 
capacitated, can contribute towards getting lasting solutions to the country’s housing problems (Rust, 
2007). In the excerpt below, Hertzel and Szymanski (1981, p. 5) reiterate the feasibility of voluntary 
efforts in meeting the development needs of the poor:   
There are qualitative claims that, for any given amount of money, the voluntary sector is likely to 
deliver a better value for money in service delivery by virtue of its distinctive characteristics. We 
are familiar with generalisations that voluntary organisations are more flexible, innovative, able to 
work across bureaucratic boundaries, have greater understanding of their users, and mobilise 
volunteers and charitable resources, and for these reasons are likely to do the job better, even if not 
necessarily cheaply. 
 
What is worth noting is that there are successful voluntary housing delivery programmes in South 
Africa. The researcher was motivated to undertake this study after he observed the work that was 
conducted by a community-based voluntary organisation that he had studied for his Master’s research. 
Despite having very little financial and advisory support from the government, this organisation had 
managed to improve the living conditions of the poor in the informal settlement of Diepsloot, located 
on the peripheries of Johannesburg, by repairing taps, toilets and drainage and carrying out refuse 
collection in an area where municipality services were, and continue to be, sporadic. However, 
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literature on housing has not focused on these important grassroots initiatives. Even housing policy 
as reflected in Social Housing Policy, regards the role of VHIs in social housing delivery as subsidiary 
to RDP/BNG programmes. This study was conducted within the backdrop of the South Africa’s 
challenge of providing affordable housing to its poor and vulnerable citizens. The study contributes 
to the literature that promotes the broad-based approach that is being adopted by the National 
Department of Human Settlements and the provinces as well as well municipalities (Noyoo & 
Sobantu, 2018). In view of the high housing backlogs and the housing-related protests that are mainly 
due to lack of maintenance, this study also adds to the literature that underscores the positive role of 
partnerships in addressing the housing challenge in the country. 
The maintenance of houses and the environment of human settlements forms an integral component 
of housing delivery (Clapham, 1997; Cozens & Tarca, 2016; El-Haram & Horner, 2002; Malpass, 
2000; Turner, 1972; Van Wyk & Jimoh, 2015). The self-help voluntary initiative by the members of 
this organisation attracted support and partnerships from government agencies and other international 
funders according the Water, Sanitation and Services Upgrading Programme (WASSUP) (WASSUP, 
2012).  
 
Other more common formal institutions in the sector include most social housing institutions (SHIs), 
which span the entire country. Thus, efforts that are aimed to enhance voluntary housing in the 
country need to acknowledge the role that VHIs play within the social housing sector. As of May 
2018, there were 76 SHIs registered with the Social Housing Regulatory Authority (SHRA).  
 
It can thus be argued that the competencies of these voluntary initiatives should be acknowledged and 
where possible, be replicated, if the 2.1 million housing backlog in the country is to be addressed.   
 
1.4. Aim and objectives  
The aim of the study is to develop a model to enhance voluntary housing in a social development 
manner in South Africa. The following four objectives that inform this study and its methodology are 
in line with Thomas’ (1984) phases of intervention research: 
i. Analyse policies that relate to voluntary housing in South Africa,  
ii. Analyse the views and perceptions of housing policy makers, VHI managers and the 
beneficiaries of voluntary housing in the context of social development in South Africa, 
iii. Design a model for enhancing voluntary housing within a social development approach in 
South Africa, and   
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iv. Develop a model for enhancing voluntary housing within a social development approach in 
South Africa.  
1.5. An overview of research methodology  
This is an intervention type of study, which focuses on new pathways in terms of practice and 
research. The study converts knowledge to design a model to enhance voluntary housing in South 
Africa from a social development perspective. The process of developing an intervention is based on 
the steps outlined by Thomas (1984). The researcher was aware of the later refinements of this process 
by Rothman and Thomas (1994) but opted to use the version originally detailed by Thomas (1984). 
In his systematic process of intervention research, Thomas (1984) defines six phases, namely, i) 
Problem Identification and Analysis, ii) Design, iii) Development, iv) Evaluation, V) Diffusion and 
vi) Adoption. This study ended at the development phase and left the subsequent stages for follow-
up studies. The process of collecting data was divided into three different phases, in line with the 
steps in the model of Thomas (1984). Each phase had its own data collection tools according to the 
objectives of the study.  
Phase One consists of a qualitative exploratory study, which Thomas (1984) refers to as Problem 
Identification and Analysis. In this phase, the study had a three-level data collection process. The first 
sample consisted of three officials purposively selected from the National Department of Human 
Settlements (NDoHS) who gave insights into voluntary housing and social housing policies in South 
Africa. Two of the officials were directors and the other one was a consultant with extensive 
international experience, mainly in social housing.  
The second sample comprised of managers with one from each of the five voluntary housing 
institutions (VHIs) registered with SHRA as SHIs, three from Gauteng and two from the Western 
Cape. The sixth institution from Cape Town withdrew from the study and efforts by the researcher to 
convince its management to participate were fruitless. VHIs were selected for this study because they 
form the biggest component of formalised and effective voluntary housing effort. Currently, there are 
76 of them registered with SHRA - with Cape Town, Western Cape and KwaZulu Natal having the 
biggest proportion (SHRA, 2018a). Originally envisaged to play a subsidiary housing role to the RDP 
housing, VHIs are known to provide conveniently located, affordable housing and offer different size 
options among other social development outcomes (Hertzel & Szymanski, 1981; Mosselson, 2015; 
Purkis, 2010). They are non-profit VHIs and are part of the third sector, but once registered with 
SHRA, they are referred to as SHIs. Through semi-structured interviews, the managers of these SHIs 
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provided valuable insights on the unique role played by their institutions and the social development 
role they play with regard to beneficiaries, with specific emphasis placed on women and children.  
The third sample comprised beneficiaries of voluntary housing from each of the participating five 
institutions. In each institution, the researcher conducted a focus group discussion with the 
beneficiaries. The criteria for selecting the participants was that they had to have been willing and 
been at these their institutions for a minimum period of two years. Despite emphasising that men were 
also welcome, 90 per cent of the 30 participants from all the SHIs were women. As a study anchored 
in a social development approach, the experiences of the beneficiaries were central to designing an 
intervention intended to steer a bottom-up housing delivery process.  
According to Thomas (1984), the data collected from Phase One should give the researcher insights 
into the shortcomings of the existing processes and mechanisms. With the knowledge acquired in 
Phase One, the study proposed a model to enhance the coordination between the participating actors 
in social housing and improve social development. As emphasised by Thomas (1984, p. 151), the 
design process is “a synthesis, inasmuch as knowledge of different types and different fields… 
blended in ways that typically call for diverse skills, capabilities, and talents”. The former took into 
consideration different parties involved in social housing, in line with the social development pillar 
of pluralism (Patel, 2005). This was Phase Two of the study where the researcher invited the managers 
of the five institutions that participated in Phase One. To these managers, who are the end users of 
voluntary housing through social housing, the study presented the intervention and sought their 
feedback. Not all the managers attended, and hence the researcher collected the feedback from all the 
managers using a Delphi technique. In line with one of the pillars of social development, namely, 
participation and democracy, Patel (2005) and Thomas (1984, p. 165) emphasise the advantages for 
user participation in designing customised and hence responsive interventions that are “acceptable… 
simpler… more contextually appropriate.”  
After integrating the feedback from Phase Two, the study then presented the refined model to key 
informants who were experts in housing and social development from practice and academia. 
Initially, the study had intended to conduct a focus group discussion, but due to the key informants’ 
commitments, it was not possible for them to attend, hence the use of a Delphi technique to obtain 
feedback from the key informants. A Delphi technique is “useful where it [is] difficult to bring 
participants together physically (for example because of distance or time pressures)” (Finch et al., 
2014, p. 214). Through several iterations, the experts commented on the applicability and the 
usefulness of the intervention and more importantly, gave recommendations on how it could be 
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improved. According to Lincoln and Guba (1985), this process ensures the credibility of the 
intervention.  
All the interviews were conducted in English and then transcribed and verified by the researcher. The 
thematic approach was used in data analysis, which allowed the systematic grouping of data according 
to the main emerging themes and categories. The researcher went through this process repeatedly to 
eliminate bias and ensure that codes which were generated into themes and sub-themes were lucid 
and comprehensive (O’Leary, 2004). This process of identifying key themes into single entities 
ensures that they can be retrieved afterwards (Dudley, 2005). Furthermore, the use of participants’ 
quotes in the discussion of the findings enhances the credibility of the study (Graneheim & Lundman, 
2004). The discussion of the findings was done in conjunction with the literature review to find out 
if there were any differences and similarities with the earlier findings of previous studies. A rigorous 
analysis ensured the incorporation of the voices of the participants, especially the beneficiaries, 
thereby contributing to the credibility of the findings. 
The study endeavoured to achieve trustworthiness and rigour. Lincoln and Guba (1985) recommend 
a set of guidelines which were followed in the study to ensure trustworthiness, namely, credibility 
and rigour. The pilot that was conducted prior to the main study helped to ensure credibility, that was 
key in establishing trustworthiness, according to Lincoln and Guba (1985). As suggested by Shenton 
(2004), the researcher familiarised himself with the participating organisations by conducting 
preliminary visits and reading appropriate documents about them to ensure credibility of the study. 
Data was gathered from different sources using a variety of methods, known as triangulation. Lincoln 
and Guba (1985) stress that triangulation is important in achieving credibility and rigour. The use of 
different sources “compensates for their individual limitations and exploits their respective benefits” 
(Brewer & Hunter, 1989 in Shenton, 2004, p. 65). Credibility was also attained by ensuring the 
honesty of the participants (Lincoln & Guba, 1985; Shenton, 2004). Participants were informed that 
the research was voluntary and that there would be no benefit in return for their participation. This 
helped to ensure that the responses were honest and genuine to achieve credibility.  
Similarly, in the course of the interviews, the researcher conducted ‘on the spot’ member checks to 
confirm the accuracy of data collected as well as to update the participants and confirm emerging 
themes from their responses (Shenton, 2004, p. 68).  To ensure dependability, the researcher followed 
the methodological steps prescribed in Thomas (1984). An audit trail was also maintained which, 
according to Guba (1985) and Shenton (2004), is keeping a record of the steps and procedures taken 
in the research. According to Lincoln and Guba (1985) and Shenton (2004, p. 72), the latter “enables 
the readers to determine how far the data and constructs emerging from it may be accepted”. The 
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researcher also used a field journal that he continuously referred to, together with the audiotapes. 
According to Anney (2014) and Shenton (2004), this reflexive action ensures rigour, accuracy as well 
as dependability of the data.   
1.6. Ethical considerations 
The researcher obtained permission and approval to conduct the study from the Department of Social 
Work’s Higher Degrees Committee (HDC) and later, the Research Ethics Committee (REC) at the 
Faculty of Humanities, University of Johannesburg. See Appendix A for the REC Approval Letter, 
dated 26 April 2016. The researcher gained entry into the different VHIs and the NDoHS and 
requested the participants to sign consent forms. Each prospective participant was given an 
information sheet explaining the study. The researcher also verbally explained the information on the 
participant information sheets. As advised by De Vos, Strydom, Fouché and Delport (2011), the 
researcher used simple language in the participant information sheet and the consent forms. 
Furthermore, the consent forms highlighted that participants could withdraw at any stage of the 
process without experiencing any negative consequences (De Vos et al., 2011). All the data gathered 
was handled in a confidential manner (De Vos et al., 2011).  The anonymity of the participants was 
guaranteed by avoiding using real names so that responses could not be linked back to the participants 
(De Vos et al., 2011).  
1.7. Definition of key terms  
1.7.1. Voluntary housing  
Voluntary housing refers to housing initiatives provided by independent, not-for-profit, social 
businesses in a complementary role to government efforts (Dunn, 2000, pp. 59-61; Purkis, 2010, p. 
6). This term and practice originated in the UK and grew within the voluntary sector; housing 
associations (HAs) and cooperatives were its most common forms (Hertzel & Szymanski, 1981; 
Malpass, 2000; Purkis, 2010, p. 12). The voluntary sector became central in Public Private Partnership 
(PPP) type of housing in the United States (Davis, 1986), in Nigeria (Ibem, 2010) and in South Africa 
(Khan & Thring, 2003). The historical background of housing partnerships and the role they play in 
voluntary housing is discussed further in Chapter 4.  
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1.7.2. Social housing  
Because of the involvement of various partners in social housing, there has been a tendency for each 
to provide its own definition of what this housing delivery mode means. Some focus on the type of 
housing, its location and the targeted beneficiaries. The 2008 Social Housing Act defines it as  
 
…a rental or co-operative housing option for low to medium income households at a level of scale 
and built form which requires institutionalised management and which is provided by social housing 
institutions or other delivery agents in approved projects in designated restructuring zones with the 
benefit of public funding as contemplated in this Act (Republic of South Africa, 2008).  
 
Others like Fish’s (2003, p. 404) defines it in terms of quality and tenure available in social housing. 
According to his definition these are  
 
…good quality, well located, subsidised housing, managed by independent institutions that use 
participatory management approaches involving residents. Social housing can operate in a range of 
tenure forms, with the exception of immediate, individual ownership, and can be new or existing 
building, flats or cluster houses.  
 
According to SHRA (2018a), there are 76 SHIs providing social housing in South Africa, the 
majority of which are in Gauteng, Western Cape and KwaZulu Natal.  
 
1.7.3. Social development as a theoretical lens 
In South Africa, social development is the accepted development approach to social welfare, as 
articulated in the White Paper for Social Welfare (1997). The most common and broadly accepted 
definition of social development is provided by Midgley (1995, p. 25), who views it as “a process of 
planned social change designed to promote the well-being of the population as a whole in conjunction 
with a dynamic process of economic development”. 
Lombard’s (2007, p. 299) definition is also important insofar as it emphasises deliberate and 
thoughtful steps at all levels to ensure that the end-goal is the improvement of human well-being. She 
asserts that it is 
 …distinguished as (1) an ultimate (end) goal of development activities; and (2) as an appropriate 
approach to social welfare and thus an intervention strategy that incorporates social and economic 
processes to achieve social development as its ultimate goal. 
 
Within a South African context of high poverty, inequality and unemployment levels, social 
development is focused on socio-economic justice and human rights. To achieve social justice, Patel 
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(2005, pp. 205-206) proposes five pillars that social development should take into consideration, 
namely, i) a rights-based approach, ii) social and economic capital development, iii) democracy and 
participation, iv) a pluralist approach and v) bridging the divide between micro and macro 
approaches. The historical evolution of social development in the international and South African 
context is further discussed in Chapter 2.  
1.7.4. Social housing institutions  
SHIs are the social housing delivery agents and they have to be formally registered with the SHRA 
for monitoring, evaluation and the disbursement of subsidy funds. They can be Has, cooperatives, 
non-profit organisations or Section 21 companies (Khan & Thring, 2003; Republic of South Africa, 
2003). The 2008 Social Housing Act defines an SHI as an 
…institution accredited or provisionally accredited under this Act which carries or intends to carry 
on the business of providing rental or co-operative housing options for low to medium income 
households (excluding immediate individual ownership and a contract as defined under the 
Alienation of Land Act, 1981Act No. 68 of 1981), on an affordable basis, ensuring quality and 
maximum benefits for residents, and managing its housing stock over the long term. 
 
While receiving funding from the government, SHIs remain autonomous and are known to forge 
partnerships with the public, other non-profit entities and the beneficiaries, to deliver affordable 
housing in South Africa. With 76 SHIs in the country, they remain the biggest component of voluntary 
housing.   
1.7.5. Affordable housing   
The phrase ‘affordable housing’ seems to be used loosely in housing advocacy discourse. Tissington 
(2011, p. 40) offers a technical definition as: 
A specific segment of housing that comprises units at under R500 000), (as of 15 September 2018, 
R500 000 rand is equivalent to 33 496.22 US dollars) including housing in former African, coloured 
or Indian townships, government-subsidised housing and new housing developed by the private 
sector. 
 
Social housing falls under this category since SHIs receive government subsidies. The United Nations 
Habitat (UN Habitat, 2011) gives a simpler definition in relation to cost, maintenance and the linkages 
to services and amenities. It defines affordable housing as follows:  
Affordable housing is broadly defined as that which is adequate in quality and location and does not 
cost so much that it prohibits its occupants meeting other basic living costs or threatens their 
enjoyment of basic human rights. Housing affordability, however, is multi-dimensional and involves 
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more than the often-used simplified conception of the ratio of house purchase price to household 
income. 
 
The second definition is in line with the 1966 ICESCR, which emphasises that housing should be 
connected to other socio-economic rights such as education, food and sanitation. Linkages between 
housing and these rights are discussed in detail in Chapter 3 together with yet another phrase  the 
right to adequate housing.   
 
1.8. Structure of the study  
The thesis is made up of 10 chapters. Chapter 1 provides an introduction of the study. It gives an 
overview of the entire study, starting with the introduction, background and the aims and objectives 
which informed the study. The methodology section discusses the research approach and design, the 
different phases of the study, how data was collected and analysed. The chapter also includes 
considerations that were made to ensure trustworthiness and rigour of the study, followed by ethical 
issues. There is also a section that defines key terms that are used throughout the study. The chapter 
ends by providing the structure of the study.  
Chapter 2 provides an overview of the housing challenge in South Africa, tracing it through the 
tangent of history. It outlines the fragmented urban spatial development from the colonial period 
through to the apartheid era. It shows how the fragmented spatial development of the past is replicated 
in today’s democratic South Africa through the RDP housing programme. Secondly, the chapter gives 
the housing context post-1994 and the different initiatives that the ANC government and other 
institutions undertook to address the challenge.  
Chapter 3 presents the international and local policies that inform South Africa’s housing delivery. 
Of note is the UN legislative framework that emphasises the right to adequate housing, which also 
informs section 26 of South Africa’s Constitution. The chapter also gives an overview of the housing 
policies in South Africa, followed by an appraisal of the country’s progress in respect of the right to 
adequate housing post-1994.   
Chapter 4 starts by discussing social development as a theoretical framework for this study followed 
by an outline of voluntary housing and justifies why non-profit SHIs were chosen as a form of 
voluntary housing in South Africa. Next, the chapter undertakes a trend analysis of social housing 
and voluntary housing in the international and local contexts. From the international perspective, the 
chapter focuses on the United Kingdom, France and the Netherlands. More emphasis is placed on 
how VHIs, as non-profits, played a key role in social housing and advancing social policy. Yet these 
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institutions remained an integral component of voluntary housing, which transcends social housing, 
and is characterised by subsidy funding and technical support. The chapter also teases out the 
synergies between voluntary housing, housing, social development and social policy. The chapter 
describes how the South African institutions are informed by the international experience. However, 
HAs and cooperatives that are registered with SHRA identify themselves only as SHIs and do not see 
themselves as belonging to the voluntary non-profit housing sector. In the process, they lose their 
competencies as VHIs and become financially dependent on government subsidies.  
Chapter 5 describes the methodology that was applied in the design and implementation of this 
research. The chapter discusses the type of approach and the design used before it details the 
theoretical lens that informed the study. After this, in line with the intervention phases outlined in 
Thomas (1984), the chapter describes the different phases, the sampling methods used to select 
participants and the data collection tools employed in each phase. A discussion on trustworthiness 
and rigour is followed by the ethical considerations of the research.   
Chapter 6 is central to the design of the intervention. This chapter presents findings of the views of 
the policymakers and managers of the five institutions from Gauteng and the Western Cape. These 
findings are key to problem identification and analysis that inform the type and focus of the 
intervention. The discussion of findings is divided into two segments: first, the interviews conducted 
with the officials from NDoHS and second the interviews with the managers of the five institutions. 
The officials give a picture of the housing challenge in the country and how the voluntary housing 
sector contributes to spatial reconfiguration and to reducing the persistent housing gap that affects the 
low-income urban households. The officials give insights into the challenges confronting the sector. 
In the same chapter, the managers describe the roles of their institutions and why they are the preferred 
housing delivery avenue. The managers also give a view of the challenges that their institutions face.  
Chapter 7 discusses the findings of the five focus group discussions that consisted of the beneficiaries 
of voluntary housing institutions. The chapter then discusses the meaning of housing from a 
beneficiary perspective and how voluntary housing contributes to families’ safety and security. The 
chapter also discusses the negative experiences of the beneficiaries in voluntary housing.  
Chapter 8 is the design phase, detailing the steps of building the model. The steps are in line with 
those recommended by Thomas (1984). Thereafter, the chapter outlines the aims and objectives of 
the model. The considerations that were taken in designing the model are also discussed in the chapter. 
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Chapter 9 details how the draft model was presented to the key informants from practice and 
academia. Instead of pilot testing the innovation in the natural voluntary housing delivery landscape, 
the key informants commented on its usability, adequacy and objective capability.  
Finally, Chapter 10 provides the summary, limitations and conclusions of the study. These are given 
in line with the objectives of the study.  
1.9. Conclusion  
This chapter provided an overview of the study and illustrated the existing housing delivery 
mechanism in South Africa. The aim and the objectives were presented, together with an overview 
of Thomas’ (1984) developmental research. Ethical considerations were then discussed, as were the 
key terms relevant to the study. Lastly, the chapter provided a summary of the contents of each chapter 
making up this study.   
The next chapter gives a historical overview of housing in post-apartheid South Africa. Housing is 
then traced from the colonial and apartheid era, outlining how the same patterns are still replicated in 
the democratic era.   
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Chapter 2. The History of Housing in South Africa 
2.1. Introduction 
The purpose of this chapter is to provide a historical backdrop to housing in South Africa, with 
particular reference to the post-apartheid period. The chapter discusses housing during colonialism 
and apartheid, linking it to the notions of urbanisation and specifically, urban spatiality. This approach 
is taken to provide greater insights into the contemporary challenges associated with the delivery of 
social welfare housing in post-apartheid South Africa. For example, the government of South Africa 
is currently under enormous pressure to deliver affordable housing to low-income urban citizens. 
Demand far outstrips the supply of housing. The long waiting lists for the RDP and BNG housing 
attest to this (Chenwi, 2015; Oldfield & Greyling, 2015) while the number of informal settlements in 
the country has grown exponentially since 1994 (Stats SA, 2017; Tomlinson, 2015). In addition, there 
were more than seven million people residing in informal settlements in 2015, while the housing gap 
was estimated to be 2.1 million, which was 600 million over the 1994 shortfall of 1.5 million 
(Huchzermeyer, 2001; Mirika & Mainza, 2016; Noyoo & Sobantu, 2018; Sobantu et al., 2019; 
Tomlinson, 2015). Moreover, Alexander et al. (2017), Mukhuthu (2015) and Oldfield and Greyling 
(2015) point out that the urban poor are becoming more impatient in their wait for ‘free’ housing 
units, as evidenced by the upsurge of housing-related protests in the years following 1994. Through 
these protests, the urban poor have been demanding not only greater speed in the allocation of houses, 
but also for better quality of these housing units, among other issues. 
In exploring the origins of the housing problem in South Africa, it is important to lay the foundation 
for the design of responsive interventions to mitigate this challenge. The delivery of housing in post-
apartheid South Africa has been fraught with quantitative shortfalls, exclusionary urban spatial trends 
and fragmented patterns of delivery. Noyoo (2015a) argues that development deficits in South Africa 
cannot be separated from the social and economic legacy of colonialism and apartheid. It is therefore 
posited in this chapter that the housing challenge in South Africa is the outcome of the country’s 
fragmented urbanisation which is rooted in the ideology of exclusion (Mar & Edmonds, 2010; 
Murray, 2008; Noyoo & Sobantu, 2018).  
The chapter establishes the “importance and dimensions of the problem area” (Thomas, 1984, p. 145). 
This assists with Thomas’s (1984) problem identification and analysis phase, which is discussed in 
detail in Chapter 7.  
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2.2. Tracing urbanisation and urban spatiality in South Africa  
South African urban historiography can be traced back to the arrival of first, the Portuguese in the 
early 1448, secondly and largely, the Dutch in 1652 and then the British in 1820 at the Cape of Good 
Hope (Schoeman, 2007). These events marked the beginning of urbanisation in South Africa and the 
subsequent reconfiguration of urban space into “a space that sorts – a space that classifies in the 
interests of a class” (Lefebvre & Nicholson-Smith, 1991, p. 375). The advent of colonisation and 
apartheid introduced dramatic changes in the natives’ social and economic lives because of 
industrialisation which pulled mainly migrant labour into mining and agriculture. The configuration 
of space negatively impacted the natives’ social lives and disrupted their economic wellbeing.  
Urbanisation does not only refer to the increasing proportion of the population that resides in urban 
settlements, but is reflected in “land use, economic activity and culture” in these urbanised areas 
(McGranahan & Satterthwaite, 2014).  It can therefore be argued that urbanisation is a phenomenon 
that is directly linked to the arrival of the colonisers in South Africa. Before this, there were no urban 
spaces. That is why Gibson (2009, p. 4) emphasises that since the advent of colonialism, there has 
been “absolute difference between the coloniser and colonised, which finds its apogee in apartheid – 
clearly expressed in spatial realities”. The annexing of land and slavery imposed by the colonial 
powers thus immediately disrupted the meaning of space and spatiality for the indigenous population 
of South Africa (Maylam, 1995; Schoeman, 2007). The colonisers expressed their political power 
and interests by annexing the land of indigenous Africans for mining, farming and residences. Not 
only did this development disrupt the human settlements and living arrangements of the indigenous 
peoples, but it also interfered with their livelihood. The resultant impoverishment of the indigenous 
people was contrasted with the development of well-resourced settlements of the colonialists. In his 
book, The Wretched of the Earth, Fanon (1968, p. 39) describes the white urban spaces in colonial 
territories as strong, fortified and full of light as opposed to the cramped, desolate areas of the hungry, 
impoverished black natives. Betts and Ross (1985) hence observe that the reconfiguration of space as 
a function of political power and superiority was a major enterprise of the colonial administration.   
Later, the Dutch colonial administration began to reconfigure urban spaces by determining the 
geography of black compounds and reserves. These were located far away from white enclaves, with 
streets lined with monumental buildings, displaying their superior, modern architectural skills (Floyd, 
1960; van der Westhuizen, 2011). The Dutch East India Company issued land permits to settlers, 
which allowed them to farm along the Liesbeek River, adversely impacting the nomadic livelihood 
patterns of the native Khoisan communities. Land dispossession had serious implications for the 
cultural practices and spirituality of indigenous communities, undermining their sustainability and 
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dignity (Mar & Edmonds, 2010; Schoeman, 2007). Noyoo (2015b) and Patel and Wilson (2004) argue 
that colonial rule overrode the Africans’ relational values of mutual aid and solidarity.  
In response to the threat of an uprising by the indigenous people, the leader of the Dutch colonisers, 
Jan van Riebeeck, planted an almond hedge, which he fortified further after the unsuccessful 1659 
uprising by the native communities (Mentzel, 1921). By rising up, the indigenous people were 
responding to the reconfigured space that did not embody humanity, but domination, repression and 
segregation. By erecting the wall, van Riebeek reinforced the idea that whites (who were also 
colonisers) were different from the indigenous Africans, hence advancing the ideology of racial 
exclusion through separate development.  
To this end, slavery, social and physical distance between the colonisers and the indigenous people 
perpetuated fear, mistrust and a culture of subservience. For example, men in colonial and later, 
apartheid hostels, were not allowed to stay with their own families and were subjected to labour and 
humiliation (Mentzel, 1921; Muller, 2011; Ntema, 2011). In African culture, a family is a means-and-
end of food production and reciprocity, and as such, separationist arrangements disrupted the culture 
and the spirit of ubuntu amongst the indigenous communities (Chisale, 2018; Noyoo, 2015a; Patel & 
Wilson, 2004). The indigenous people’s freedom of movement was also restricted as they had to have 
a pass if they wanted to leave their places of employment (Mentzel, 1921; Schoeman, 2007; van der 
Westhuizen, 2011). Those who were slaves also had their conception of time disrupted because they 
were chained at night and subjected to labour in the day (Schoeman, 2007, p. 128).  
The Dutch ruled the Cape Colony, with little contestation from the British, until 1795. As the British 
population increased, conflict arose between the two groups. In 1803, the British wrestled control of 
parts of the Cape from the Dutch, before they assumed full rule in the 1820s (South African History 
Online, 2018a, 2018b). As a result, the Dutch started expanding northeast in search of grazing pasture 
for their livestock and consolidating themselves away from the Cape. They engaged in conflicts with 
the Khoikhoi and displaced them before they eventually took control of some parts of the Transkei. 
This area was home to the clans of the Fingos, Pondos, Xhosa and Tembu, from which Nelson 
Mandela was born.  The protracted battles depleted the Xhosa’s sources of livelihood and even their 
culture and sense of belonging (South African History Online, 2018b; van der Westhuizen, 2011). 
Subsequently, the Dutch annexed parts of Natal (now KwaZulu Natal) and the Orange Free State 
(now Free State) (South African History Online, 2018b).  
Arguably, much of the current spatial patterns are a product of the British colonial architecture. The 
arrival of the British, in large numbers in the Cape Colony in 1820 and later their spreading out to 
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Algoa Bay in Port Elizabeth, further played an important role in reordering space and producing 
“fragmentary and unsettled qualities of fractured urbanism” (Murray, 2008, p. 4). Under Lord 
Somerset (a British soldier and politician who later became Cape Governor between 1814 and 1826), 
the British embarked on forging new economic frontiers through farming and mining (Maylam, 
1995). Mentzel (1921) notes that the British interrupted the social patterns of the Xhosa in 
Grahamstown, East London and Port Elizabeth by dictating where indigenous people could settle and 
the conditions under which they had to raise their families and engage in production. Bloemfontein 
also went through similar reshaping under the British colonial rule between 1846 and 1946. Captain 
H. D. Warren defined the Bloemfontein space as “suitable in every respect and in a military point of 
view superior” (Schoeman, 2007; van der Westhuizen, 2011, p. 94). This is in juxtaposition to the 
locals’ understanding of geography in terms of its capacity to sustain subsistence crop farming and 
the ability to produce pasture for their livestock. Through the surveyor, Andrew Bain, the British 
government replaced indigenous symbols with Eurocentric, spatial architecture that included the first 
Parliament building, Catholic cathedral, Anglican cathedral, the Dutch Reformed Church and suburbs 
for the settlers (van der Westhuizen, 2011, p. 94). Later, in the 1870s, the discovery of diamonds in 
the Free State again transformed public space, as more government buildings were erected and the 
province becoming a centre of ‘civility’ for the colonisers (Kridge, 1997). The creation of black 
reserves was introduced in the Free State in 1876, 27 years before the enactment of the Native Land 
Act in 1913 (South African History Online, 2015). As is discussed later in this section, excuses were 
made by the white colonisers to relocate indigenous Africans from the urban centres across the 
country to create an urban spatiality that denoted white supremacy.  
The promulgation of the Native Land Act in 1913 was a watershed insofar as the colonial state 
intensified territorial segregation by legalising the creation of reserves for the blacks, coloureds and 
Indians on the margins of society (Davenport, 1991; Muller, 2011; Ntema, 2011; South African 
History Online, 2015). These restrictions were already in place in other areas such as Bloemfontein 
(van der Westhuizen, 2011). Through the Native Land Act, 80 per cent of the land was allotted to 
white people who constituted only 13 per cent of the total population (James, 2007). This was the 
most important development in the colonialists’ spatial reorganisation project, which authorised and 
intensified movement restrictions, making it criminal for black people to ‘trespass’ in white-
designated areas (Davenport, 1991; Muller, 2011; Noyoo & Sobantu, 2018; Ntema, 2011).  
The Native Land Act came at a time when forced removals of blacks had already begun in 1901, and 
by 1981, between 55 000 and 65 000 people had been displaced through the Act to create segregated 
cities (Coombe, 2003). Because of an outbreak of bubonic plague, blacks had been forcefully 
removed from central Cape Town to Ndabeni between 1901 and 1904, from Port Elizabeth to New 
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Brighton and from Johannesburg inner city to Klipspruit in 1918 (Maylam, 1995). The colonial 
government justified these forced removals, claiming that it was ‘cleaning the city’, thereby 
associating blacks with the plague, disease and crime (Maylam, 1995; Mentzel, 1921; South African 
History Online, 2015). On the one hand, Parnell (1991) suggests that these mass urban relocations 
were informed by the material aim of ‘clearing up’ land for business purposes while Mabin (1992) 
and Meshrie (1993) assert that the whites were destabilising blacks to keep them from revolting. The 
language and practice of ‘clearing up’ and associating the newly formed settlements with crime, 
informality and disorder in post-1994 (Charlton & Kihato, 2006; Huchzermeyer, 2003, 2004, 2008; 
Gibson, 2009; Pithouse, 2009) is reminiscent of the colonial order.   
In Johannesburg, an archetypal example of colonial-apartheid spatial development can be seen in the 
South Western Townships (Soweto), established in 1834. Christopher (1983) argues that Soweto was 
not a coincidence but had been modelled on the colonisation of Wales and Ireland by the English. 
Living conditions in Soweto were precarious, marked by unemployment, deprivation, overcrowding, 
disease and crime – in stark contrast to the opulence of the whites in leafy suburban areas. Black 
townships were also established in Port Elizabeth West in 1834, with the municipality calling them 
Native Strangers’ Location “where Hottentots, Fingoes, Kaffirs and other strangers may temporarily 
reside” (Maylam, 1995, p. 22). Similarly, van Riebeeck had imposed movement restrictions as early 
as 1658 in the Liesbeek valley (Schoeman, 2007, p. 128). The British administration decreed that 
blacks could move from one point to the other only if they had passes (Maylam, 1995, p. 22). In 1849, 
the same restrictions were extended to the Fingoes in East London in 1857, replicating and reinforcing 
racial segregation that was underpinned by the ideology of separate spatial development. Malay and 
African people in Johannesburg in the 1890s had separate housing and services, distinct from those 
enjoyed by the whites (Parnell, 1991). Hostels became the most common feature of spatial 
segregation, which was deeply influenced by the material accumulation of white capital in the mines 
and farms (Matshoba, 1980; Maylam, 1995; Pirie & da Silva, 1986; South African History Online, 
2015). Located in close proximity to the mines and farms, hostels provided a cheap pool of labour to 
advance the material interests of the colonial powers, becoming “a space that classifies the interests 
of a class” (Lefebvre & Nicholson-Smith, 1991, p. 375) which was “expressed in spatial realities” 
(Gibson, 2009, p. 4). In Karl Marx’s material production of class, the ideas of the colonial class 
became the ruling ideas, where blacks provided labour in mines for colonial economic interests (Marx 
& Engels, 1998; Parkin, 1979; Ritzer, 2010). 
In urban spatiality, the practice of dividing blacks in terms of social status became common practice. 
The colonial administration unabashedly continued with the practice. In the 1920s and 1930s, the 
National Party created locations for the African middle class, which it referred to as superior 
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townships for ‘better blacks’ (Maylam, 1995). These include Langa in Cape Town, established in the 
1920s (Wilson & Mafeje, 1963), Dube in Soweto in the 1940s (Parnell, 1990), Lamontville in Durban 
in the 1930s (Torr, 1987) and McNamee in Port Elizabeth in the 1930s (Robinson, 1992), to mention 
a few. The practice replicated itself beyond 1994 where cities became  
…an essentially ‘bourgeois’ phenomenon with full membership and rights now accessed by money 
and consequentially with urban policy under the guise of providing housing geared towards the 
removal of poor from urban areas (Gibson, 2009, p. 4).  
These realities of fragmentation, separate housing development still haunt the post-apartheid 
government and they continue to dominate the housing policy discourse in the country (Dondolo, 
2018; Noyoo & Sobantu, 2018; Weinthroub, 2017). The living environment for the blacks under 
colonial and apartheid times was deplorable by any measure. Under both the Dutch and the British 
colonial rule, blacks were subjected to slavery where they lost their sense of a home, a family and 
neighbourhood (Schoeman, 2007). In Marxist’s terms, blacks in colonial and apartheid times suffered 
alienation from self, own families and their environment (Ritzer, 2010). Alienation is a condition 
under which human beings are not in control, nor allowed to think, and be creative and express own 
imaginations around their space (Ritzer, 2010). This resonates with the reality of many blacks in 
colonial and apartheid times, especially those who were physically “chained to one another” in 
deplorable confines to prevent them from absconding (Schoeman, 2007, p. 128). Referring to their 
living conditions, Schoeman (2007, p. 129-130) describes the rooms as leaking, small, almost 
collapsing and unable to offer any protection from environmental hazards. Furthermore, Schoeman 
(2007, p. 133) reports that workers lived in aircraft-like hangars and they cooked where pigs were 
kept. More than three centuries after such occurrences, Matshoba (1980, p. 177) describes living in 
hostels as a “‘life in hell’, designed to “kill a man’s pride and produce dehumanised people”. Even 
post-apartheid, RDP houses are criticised for being small in size, poor in quality and lacking a pro-
poor thinking (Charlton & Kihato, 2006; Gardner, 2004; Huchzermeyer, 2001; Manomano & Tanga, 
2018). As reported by Owazi (2017), RDP houses in the Eastern Cape are known as ovezinyawo, 
meaning ‘the place where feet hang outside’ (Qwazi, 2017).  
2.3. Reinforcing ideological continuities  
The ideological legacy of the colonial and apartheid administrations reinforced spatial fragmentation 
and disenfranchisement of blacks, locking them into urban peripheries. The discovery of diamonds 
in Johannesburg in the mid-19th century and the accompanying political, social and economic 
framework further perpetuated the exploitation of black miners (Schoeman, 2007; Noyoo, 2003). 
Muller (2011) and Ntema (2011) posit that the success of the mining industry was dependent on the 
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proximity of the cheap pool of labour, facilitated by the strategic positioning of hostels close to the 
mines. As a form of housing, hostels grew to become a common feature of housing policy, and by 
1986, 50 000 of the country’s 325 000 male-dominated hostels were in Johannesburg (Muller, 2011; 
Ntema, 2011; Pirie & da Silva, 1986; Callinicos, 1981; Gordon, 1977). Hostels are known to have 
been places of isolation, lacking basic services and amenities and with no considerations for family 
life and human dignity (Minnaar, 1993; Noyoo, 2003; Pirie & da Silva, 1986; Ramphele, 1993).  
Hostels have a special geographical and historical significance in South Africa, particularly in 
Johannesburg, where the City Council ruled in favour of this type of dwelling arrangement in 1912. 
The first hostel in Johannesburg was called Mai-Mai and was commissioned in 1913. This type of 
dwelling intensified under the apartheid administration. Star (1912) in Pirie and da Silva (1986) notes 
that the Johannesburg City Council viewed hostels as “the housing of (Africans) in barracks under 
proper supervision.” Hostels were characterised by overcrowding, crime, unfriendly physical layout 
and small size of units (Hallen, 1976; Matshoba, 1980). Matshoba (1980, p. 115) describes them as 
dehumanising in all respects.  
The Union Government enacted a number of policies that adversely impacted urban spatiality for 
blacks and positively for white people. At the time, the Native Land Act was still in place, and by 
1939, even more blacks had been moved into ‘black spots’ (Coombe, 2003). Thereafter, the first 
South African Housing Act was promulgated in 1920, intended to leverage poor whites (Ntema, 2011, 
p. 198).  Seekings (2006) argues that the Housing Act and other strategies such as those suggested in 
the Carnegie Commission were direct government responses to avert the growing ‘poor White 
problem’ in colonial South Africa. Housing was regarded as an essential social development and 
welfare service (Venter et al., 2015). Among other recommendations, the Carnegie Commission 
suggested that housing and different types of grants and benefits needed to be extended to the poor 
and indigent whites to ‘cushion’ them from poverty and deprivation (Patel, 1991; Seekings, 2006; 
Ntema, 2011). On the other hand, there were no plans in place to improve the living circumstances 
of the blacks and reverse spatial trends in their favour. Instead, their plight worsened as more 
regressive policies were promulgated.  
 
The 1940 War Measures Act is one instrument that exacerbated the black housing challenge. It gave 
the apartheid administration authority and unilateral powers to remove illegal occupants from any 
property that it suspected was being used to commit crime (Muller, 2011, p. 7). To effect these 
removals, the administration did not need the permission of property owners. Then in 1951, the 
Prevention of Illegal Squatting Act (PISA) came into effect, reinforcing the War Measures Act and 
other preceding legislative frameworks. This Act aimed at controlling the movement of blacks and 
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preventing illegal squatting on private land (Muller, 2011; Ntema, 2011). The excerpt below sheds 
light on its aims: 
The purpose of PISA was to prevent and control illegal squatting on public or private land. This was 
achieved by making it a crime to enter and remain on the land or in buildings and structures without 
any lawful reason. PISA also contained provision that firstly enabled a court to order the eviction of 
squatters and authorised the demolition of any buildings or structures erected on the land without 
the permission of the owner/lawful occupier, secondly, prohibited the collection of fees or the 
exercising of authority with regard to the organisation of illegal squatting, thirdly, afforded 
administrative powers to magistrate and native commissioners effect the removal of squatters, 
fourthly afforded local authorities the power to establish emergency camps, and, finally, 
criminalised any distraction of police and other authorised officials acting under the authority of an 
instruction or order issued by a court. (Muller, 2011, pp. 54-55).  
These policies served as constant reminders that blacks were subject to spatial and geographical 
limitations, and hence could not establish permanence in the urban areas. In terms of influx control, 
which came as a recommendation of the 1922 Stallard Commission, African people could patronise 
urban areas only for work purposes and had to return to the reserves and ‘black spots’ at the end of 
their contracts (Muller, 2011; Ntema, 2011). While they remained in urban areas, the 1923 Native 
Urban Areas Act prevented blacks from utilising the services and amenities that were designated for 
whites, endorsing local government’s support of racial segregation and separate development 
(Davenport & Rodney, 1987). This made it impossible for Africans to raise families and establish 
meaningful settlements. Later, the promulgation of the 1976 Amendment Act, which the government 
argued was designed to address black exclusion, a phenomenon that had reached serious proportions 
– did not yield any positive changes (Muller, 2011, p. 9).  
To improve the living conditions of blacks, the 1979 Rickert Commission of Inquiry into Manpower 
Utilisation gave recommendations which included the upgrading of black housing and their spatial 
integration into the urban fabric (South African Government, 1979). This Commission had been 
instituted to investigate and give a report on the contribution of blacks in the economy after the 
realisation that, while blacks played a key role in the economy, they remained on the margins of 
development, especially with regard to the social welfare of housing (Muller, 2011; Ntema, 2011). 
Ramphele (1993) describes the African living environment in the hostels as characterised by neglect, 
lack of sanitation and unhygienic environment. By 1945, their conditions had worsened, informal 
settlements had proliferated and squalid living environments were the identifying features of black 
housing in hostels (Maylam, 1995; van der Westhuizen, 2011). In the excerpt below Ntema (2011, 
pp. 201-202) describes the housing circumstances of black people:  
The African population in the then largest centres doubled from 1971 to 1975, but the housing stock 
grew only by 15% in the same period. By 1975, each house in Soweto had an average of seventeen 
inhabitants, and the vast majority of these houses had no toilet, running water, or attached buildings. 
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Those who could find no room in their houses built their own adjacent shacks thereby ending the 
concept of backyards and privacy.   
In addition to these policies, the 1923 Urban Areas Act and the 1966 Group Areas Act were passed 
to tighten restrictions on movement, trading and unauthorised gatherings of blacks and coloureds 
(Muller, 2011; Noyoo, 2014, 2015; Ntema, 2011). Muller (2011, p. 5) best describes these restrictions 
below:  
…black people were required to live in proclaimed areas, if any sought employment in the mining 
sector and industrial sector. Black people had to report to an authorised officer upon their arrival in 
these proclaimed areas, issue them with a certificate stating that they had duly reported their arrival 
in the proclaimed area. This enabled the urban local authority to establish, equip and manage the 
accommodation required for all Black people who sought employment in the proclaimed areas.   
The continued presence of blacks in urban areas became increasingly inevitable as the economy grew 
and the demand for labour necessitated shifts to accommodate the working force. The 1976 uprising 
was mainly a response to the poor living conditions in which the majority black people lived”. After 
realising that black people’s presence in the urban space had become inevitable, the National Party 
began to commit to meeting some of the housing demands for black areas. The apartheid government 
emphasised the need to provide housing for the employees in townships and even encouraged the 
private sector to finance pro-poor housing delivery schemes (Ntema, 2011). The latter, however, 
continued to focus on financing pro-white housing delivery programmes while the government 
supported pro-black housing initiatives, albeit at a minimal scale (Ntema, 2011). It is thus important 
to note, at this stage, the development of the country’s housing policy which was characterised by 
different viewpoints and with their ideological strands of thoughts.  
It can thus be argued that these patterns of housing development for black Africans continued even 
into the democratic dispensation. For example, the hostel dwellings serve as a stark reminder of South 
Africa’s colonial and apartheid past. It could be argued that hostels are some of the most important 
features in analysing urban spatiality in present times. For instance, some of them have been targeted 
as restructuring zones (RZs). RZs are “geographic areas identified for targeted investment based on 
the need for social, spatial and economic restructuring of the areas” (RSA, 2008). Some hostels are 
targeted for development into family units and these include Seshego in Limpopo, Jabulani in Soweto, 
City Deep and Orlando Ekhaya in Johannesburg (Johannesburg Social Housing Company, 2014). It 
can thus clearly be seen that racial exclusion and spatial supremacy have been inherited from colonial 
practices.  
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2.4. Post-apartheid context  
The challenge of housing shortages persists in post-apartheid South Africa due to historical factors, 
most of which are, a replication of apartheid housing practices. Napier (1993, p. 21) traces housing 
backlogs back to the 1970s. In 1994, the country had a housing deficit of 1.5 million units (RSA, 
1994b) which was increasing at a rate of 178 units on an annual basis (Dinner, 2006). Several efforts 
have been made by government to mitigate the housing challenge, with the RDP housing programme 
being the most dominant one. Gibson (2009) and Khan (2003, p. 1) describe the post-apartheid 
housing efforts as characterised by “contradictions, ambiguities and continuities”, rooted in the 
ideology of exclusion (Khan, 2003, p. 1).  Government acknowledged in the 2009 Housing Code that 
it was confronted with the interrelated ‘stubborn’ housing challenges of quantity, spatiality and 
quality (RSA, 2009a). This is after the BNG was promulgated in 2004 as a policy, chiefly aimed at 
improving quality and ensuring a bottom-up housing delivery process. Sexwale and Sisulu have also 
conceded that the RDP programme had several shortcomings and was unsustainable (South Africa 
Press Association, 2014). A distinct marker of the housing challenge is the growing number of 
informal settlements and the spatial fragmentation of settlements. Currently, the housing deficit is 
estimated at 2.1 million houses (Tomlinson, 2015). The next section illuminates the challenges that 
impinge housing delivery and discusses the housing subsidy and its performance.   
2.5. Affordable housing and housing affordability  
The issue of affordable housing in South Africa is something that is historically inherited, and it has 
been a challenge since 1994. The phrase ‘affordable housing’ is common to both the public and 
private sector and has been used quite loosely in most instances. It refers to a “specific  segment of 
housing that comprises units valued at under R500 0001, including housing in the former African, 
coloured or Indian townships, government-subsidised housing and new housing developed by private 
sector” (Tissington, 2011, p. 40). RDP housing caters for the poorest of the population whose 
household income is up to R3 5002 per month, while affordable housing also includes those who earn 
above this figure but may not qualify for bank mortgage bonds (Centre for Affordable Housing 
Finance in Africa, 2016).  
                                                 
1 Which is US$34 060 at the rate of US$1 = R14.68 
2 Which is US$238.47 at the rate of US$1 = R14.68 
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The country has had a historically high housing gap (Tomlinson, 2015) and high unemployment rates 
that have affected the urban poor’s access to affordable housing (Statistics South Africa, 2018a, 
2018b). Consequently, there has been an increase in informal settlements and backyard dwellings. 
The Centre for Affordable Housing Finance in Africa (CAHF) (2016) and Mosselson (2015) also 
note that the diminished supply of affordable housing over the years has invariably resulted in 
overcrowding and the proliferation of precarious and risky housing environments for the urban poor 
(CAHF, 2016; Mosselson, 2015).  
There is a range of interconnected factors which constrain the delivery of affordable housing in South 
Africa. CAHF (2016) and Tissington (2011) note that supply is still very limited due to bureaucracy 
and the slow rate of extending bulk infrastructure for such large housing developments. Due to these 
delays, a substantial amount of financial resources allocated to housing projects end up drastically 
reduced by inflation or lost through corrupt transactions (CAHF, 2016; Charlton, 2013; Tissington, 
2011; Zack & Charlton, 2003). Furthermore, delays in the registration of title deeds and the lack of 
co-operation by some of the municipalities makes the provision of affordable housing a tedious and 
a frustrating process, hence resulting in huge backlogs (Tissington, 2011, p. 41). In May 2017, the 
former Minister of Human Settlements, Lindiwe Sisulu announced that the Housing Needs Register 
comprised 2.22 million households that had registered for houses (CAHF, 2016). Currently, the 
shortfall for affordable housing is 6.4 million households (Mosselson, 2015). This challenge demands 
collaborative efforts by all stakeholders to improve the supply of quality affordable housing for low-
income urban citizens.  
Through the RDP housing programme, government aimed at improving the supply of affordable 
housing to the poorest urban citizens. Subsidised housing is available to all households which are 
South Africans, earn less than R3 500 and which in 1994 were 86 per cent of the population. Through 
this subsidy, beneficiaries get a ‘freehold’ title on a 180 to 250 square metre serviced stand plus a 40 
square metre top structure, entirely free. Due to low supply and high demand, subsidy housing is now 
available only to applicants who are 40 years or younger. CAHF (2016) reports that between 1994 
and 2015, the programme delivered 2.8 million houses which benefitted approximately 4.3 million 
people. The programme also successfully transferred 360 000 units to owners who had benefited from 
the apartheid subsidy scheme. The RDP housing programme which government hoped would also 
respond to the “black population’s precariousness and the way in which they were [previously] denied 
housing and property rights” (Mosselson, 2015, p. 117), has not only failed to deliver in scale but also 
in terms of quality (Charlton, 2013; Charlton & Kihato, 2006; Gilbert, 2004; Noyoo & Sobantu, 2018; 
Zack & Charlton, 2003; Zungumane et al., 2012). Even the Breaking New Ground (BNG) programme 
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which succeeded the RDP housing programme has failed to bear any remarkable changes in 
implementation (Pithouse, 2009; Sobantu et al., 2018).  
A study conducted by the Development Impact Fund (DIF) (a housing development funding 
institution which is under Old Mutual) in 2006 found that there was a shortfall of 660 000 affordable 
housing units for those with household incomes ranging from R3 500 to R9 999 a month (DIF, 2006). 
Figure 2.1 below shows the backlogs in three categories, i.e. the subsidy, affordable market and 
traditional brackets. Those who earned R10 000 and above qualified for a house priced at R260 000. 
However, the shortfall was so severe that only one new house was available for every 36 households. 
Furthermore, the study found that only one house was available for every 126 households 
countrywide for those who had household incomes of between R 3 500 and R7 500. In the subsidy 
market, i.e. those who earned R3 500 and less, there was one house available for every 41 households. 
In 2010, Munshi (2010) also estimated that because of the increased demand for affordable housing, 
the private sector and government would have to build 600 000 units to meet the housing needs of 
those who earned up to R10 000.  To date, the housing shortfall for the RDP stands at 2.1 million 
houses and it is evident that the government is battling to close the gap.  
 
        
 
 
         
          
        
    
 
     
          
          
          
         
    
 
     
          
          
        
          
          
          
          
   
 
 
     
                  
          
Figure 2.1: Shortfall in affordable housing 
Source: Development Impact Funds 
Monthly Household Income Households and new houses in South Africa Population (households) 
(National 2005/2006) 
                             Subsidy market  
(200 000: one new house         
for every 41 households) 
Traditional Market 
R 10 000+ 
Affordable Market 
R 3 500 - R 9 999 
Subsidy Market 
< R 3 500 
House Price: R 260 000+ 
(50 000: one new house for every 
36 households) 
1.8 million 
14.2% 
2.4 million 
19.6% 
8.2 million 
66.2% 
House Price: <R 260 000 
(19 000: one new house for every 
126 households) 
Households New houses (not to scale) 
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Related to the issues of affordable housing is the challenge of housing affordability which refers to 
the relationship between housing-related expenses such as the price of the house, bond repayment or 
rent versus household income (Joice, 2014). Due to poverty and unemployment, housing affordability 
is weakening at a rapid rate in South Africa. To ensure a steady supply of low-income housing, 
Bramley (2012, p. 133) argues that government will have to ensure that “a proportion of ‘affordable 
housing’ alongside market housing” is available at all times. However, Khan (2003) and Tomlinson 
(2015) argue that poor coordination between the private sector and government contribute towards 
low supply of housing affordability.  
The main drivers of low affordability include poor income, lack of private sector commitment to 
providing affordable housing, fragmented effort, poor performance of the RDP programme and 
unemployment and poverty. According to CAHF (2016), 83.4 per cent of households earn below       
R20 000 per month and 30 per cent of households in the country receive social grants, creating social 
welfare deficits, as they are not able to acquire mortgage bonds. On the one hand, the private sector 
is not willing to participate in low-income housing construction, arguing that the RDP programme 
has distorted prices. For example, the cheapest newly built unit available to households earning about 
R15 000 cost was about R392 500 in 2014 while government gave free houses to those with 
household incomes of up to R3 500 (CAHF, 2016).  
To improve the supply of affordable housing, government initiated National Housing Finance 
Corporation (NHFC)-funded projects through provincial and municipalities administrations. The 
fund was disbursed through the Finance-Linked Subsidy Programme (FLISP) obtainable from NHFC 
and with this, government aimed at providing 600 000 new loans to institutions targeting low-income 
affordable housing supply (RSA, 2010).  However, CAHF (2016) reports that this subsidy programme 
has been unsuccessful, with only 218 subsidies given in 2013, 1 478 in 2014 and 195 in 2015. It can 
therefore be argued that government’s projection to have rolled out 70 000 in 2019 (RSA, 2010) is 
highly unlikely to be achieved. It is in this light that partnerships driven by non-profit, voluntary 
housing institutions are proposed to drive affordable housing for the urban poor. Not only are these 
institutions known for their competency in quantitative supplies of housing, but are also lauded for 
including the beneficiaries in their delivery processes. Moreover, because of their skills and 
knowledge base, they are able to deliver quality and comfortable housing.  
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2.6. The subsidy mechanism  
The RDP subsidy scheme has been the most dominant delivery pathway of housing since 1994, 
catering for the poorest in the country. It was approved at the NHF negotiations in 1993 as the main 
delivery mechanism. The housing subsidy scheme is not new to South Africa. Chile implemented a 
similar scheme in 1977 (Gilbert 2002; Pithouse, 2009, p. 3). Pinochet’s military government was 
advised by American academics to implement the subsidy in order to provide housing for Chile’s 
poorest population (Gilbert, 2002; Pithouse, 2009). With its subsidy scheme, Chile managed to 
provide houses to its poorest on a huge scale but also experienced unintended challenges similar to 
those in South Africa such as poor location and failure to integrate services. As a result, some 
beneficiaries opted to relocate back to Santiago (the capital city) while some went back to their former 
informal settlements (Pithouse, 2009; Smit, 2006). As such, it was expected that South Africa would 
learn from Chile’s experience as the programme in that country later “improved over the years and 
was working extremely well” (Gilbert, 2002, p. 1912). After successful implementation in Chile, the 
subsidy mechanism was replicated in other Latin American countries that include Columbia and 
Brazil (Smit, 2006) and because of its success story, the United States Agency for International 
Development (USAID) and the World Bank were willing to help South Africa implement the subsidy 
(Gilbert, 2002).  
In apartheid South Africa, the subsidy mechanism had been part of the country’s housing delivery 
vehicle. De Loor (1992) and Dewar (1992) indicate that in the apartheid era, subsidies were used as 
a means of providing affordable housing, mainly to white people, however. As noted by Gilbert 
(2002), the system became highly convoluted because of the multiplicity of stakeholders involved, 
working in a highly uncoordinated manner (Gilbert, 2002, p. 1916). Gilbert (2000; 2002), Pithouse 
(2009) and Smit (2005) argue that the South African National Congress (ANC) government should 
have utilised all the foregoing experiences to refine its RDP subsidy housing programme.   
The Urban Foundation (UF) at the 1990s NHF negotiations (Charlton, 2013; Charlton & Kihato, 
2006; Huchzermeyer, 2001; Gilbert, 2002a; Pithouse, 2009) supported the adoption of the subsidy. 
In the context of the fragmented spatiality, exacerbated by huge housing shortages, the housing 
subsidy was expected to perform more than just delivering “one million houses in five years” (Gilbert, 
2002b; Huchzermeyer, 2001; RSA, 1994b). Its extended functions are articulated in the White Paper 
for Housing as tackling the perpetual housing backlog, assisting the poor to access affordable housing, 
building sustainable human settlements that are close to services, responding to the fragmented spatial 
trends and stimulating economic growth (RSA, 1997; RSA, 2004). Khan and Thurman (2001) add 
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that the subsidy scheme also aimed at purchasing land to contribute to secure tenure, deliver 
infrastructure and services including a basic house to qualifying households which earn less than       
R3 500 per month. Charlton (2013, p. 141) adds that the national subsidy scheme as a government 
strategy is “designed to accommodate social demands, enormous existing and projected backlogs, 
fiscal constraints, and to minimise housing and financial sector distortions.” The subsidy grant 
amount per province is determined by the demand for housing based on the backlogs and the 
population. This means that, based on Stats SA (2018), Gauteng, KwaZulu Natal, Eastern Cape and 
Western Cape receive larger allocations. This grant is paid to a developer such as a private company, 
a municipality or a community organisation (RSA, 2008).  
Altogether, South Africa has five subsidy schemes. Firstly, the project-linked capital subsidy is paid 
to housing developers to build housing units on behalf of the individual for ownership. The second is 
the individual subsidy, through which an individual can either acquire ownership or “upgrade an 
existing property [or] purchase a new property” (Khan & Thurman, 2001. p. 2). The institutional 
subsidies are allocated to institutions (non-profits and the municipality-affiliated entities) which are 
registered with the Social Housing Regulatory Authority (SHRA) to offer a number of flexible tenure 
options at subsidised rates (Khan & Thurman, 2001; RSA, 2008; SHRA, 2018a, 2018b). The other 
form of subsidy is the consolidation subsidy, which can be accessed by those individuals who 
received housing assistance from the apartheid government and need to improve their units. Lastly, 
there was the Discount Benefit Scheme which has, however, now been phased out. The project-linked 
capital subsidy, which was envisaged to facilitate the construction of RDP units, and the institutional 
subsidy, which extends assistance for social housing, are the two most common forms. For individuals 
to benefit from the RDP subsidy, they have to be aged 21 years and above, have a household income 
of no more than R3 500 per month, be married or living with a partner and have dependents and never 
have owned a house in South Africa.   
The RDP subsidy was implemented in 1994 in the context of the 1.5 million housing gap that existed 
at the time. Arguably, the performance of the subsidy has been more pronounced in terms of quantity 
over quality. Even government has acknowledged the shortcomings of the programme, concurring 
with Khan and Thurman (2001) and Pithouse (2009), who maintain that government had focused only 
on width and paid very little attention to the depth of the products delivered.  
2.7. The width of the subsidy mechanism 
As indicated in the preceding section, the RDP subsidy has been criticised for its quantitative focus 
(Gibbon, 2010). Its geographical spread spans the entire country and it is disbursed through provincial 
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governments and municipalities. Government has been criticised for counting ‘housing opportunities’ 
on its delivery progress reports. ‘Housing opportunities’ also include those units that that are yet to 
be completed (Huchzermeyer, 2001, 2011; Tissington, 2011), making government’s reports 
inconsistent and highly unreliable.  
In 2009, the Portfolio Committee on Human Settlements reported that government had, from 1994 to 
2004, committed R29.5 billion to build 1.6 million housing opportunities and issued 500 000 title 
deeds in old housing stock (RSA, 2009a). Table 1.1 below shows the statistical progress of the subsidy 
from 1994 up to 2008. In 2009, the provinces that benefited the most were Gauteng (683 343) 
followed by KwaZulu Natal (424 569), Eastern Cape (300 915), Western Cape (293 053) and 
Northern Cape (57 831) (RSA, 2009a). Even though Gauteng topped the list, accounting for 42 per 
cent of subsidies, the province also accounted for the highest percentage (24 percent) of units that 
were not completed in the same period (RSA, 2009a). As at 2010, 2.3 million houses had been 
delivered, from which 11 million people benefited (Tissington, 2011, p. 31). 
 
Table 1.1: Subsidy progress between 1994 and 2008 
Number 1994/95 - 
2002/03 
2003/04 2004/05 2005/06 2006/07 2007/08 Total 
Eastern Cape 187 237 27 119 37 524 19 825 16 526 12 684 300 915 
Free State 87 859 16 746 16 447 20 536 19 662 12 482 173 732 
Gauteng 340 331 49 034 66 738 59 310 77 044 90 886 683 343 
KwaZulu Natal 245 534 33 668 36 734 35 872 38 290 34 471 424 569 
Limpopo 114 767 15 810 16 514 46 813 23 609 18 970 236 483 
Mpumalanga 105 093 21 232 18 000 14 986 10 651 16 569 186 531 
Northern Cape 29 213 3 787 3 598 8 667 3 880 8 686 57 831 
North West 125 353 10 484 10 037 35 515 46 972 19 945 248 306 
Western Cape 185 510 15 735 11 756 11 310 34 585 34 157 293 053 
Total 1 420 897 193 615 217 348 252 834 271 219 248 850 2 604 763 
Source: Tissington (2011, p. 31) 
In its 20-year celebratory report in 2014, the NDoHS reported that at that time, it had rolled out 3.7 
million houses and opportunities, from which 12.5 million people benefited across the country (RSA, 
2014). In the same report, it also claimed that it had issued 353 666 title deeds and spent a total of 
“R125-billion (at 2010 prices) on housing and human settlement development, while R16-billion 
[had] been spent by other government agencies on the infrastructure projects for developing 
settlements” (RSA, 2014, p. 2). As shown in Table 1.2 below, Gauteng and the Western Cape had the 
highest number of units delivered, at 54 071 and 35 300 respectively, between 2010 and 2014. 
Interestingly, these are the provinces, including KwaZulu Natal, where the footprint of voluntary non-
profit housing institutions is high, responding to high demand for housing (SHRA, 2018a). 
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Table 1.2: Estimated housing delivery from 2008 to 2014   
Estimated Delivery 
 
Preliminary units 
delivered in 2009/10 
2010/11 2011/12 2012/13 2013/14 
 
Eastern Cape 28 633 23 400 23 400 24 463 26 058 
Free State 18 829 21 462 21 462 22 438 23 901 
Gauteng 39 922 48 553 48 553 50 760 54 071 
KwaZulu-Natal 27 376 26 626 26 626 27 837 29 652 
Limpopo 23 079 22 613 22 613 23 641 25 182 
Mpumalanga 8 291 8 181 8 181 8 553 9 111 
Northern Cape 6 257 6 512 6 512 6 808 7 253 
North West 35 141 30 954 30 954 32 361 34 472 
Western Cape 32 371 31 698 31 698 33 139 35 300 
Total 219 899 220 000 220 000 230 000 245 000 
Source: Tissington (2011, p. 33) 
While unveiling a housing project in Vulindlela in Pietermaritzburg in 2016, former President, Jacob 
Zuma, claimed that his government had rolled out more than 4.3 million houses since 1994 and aimed 
at 6 million units by the end of his presidential term in 2019 (RSA, 2016).   
 
Rust (2008) in Tissington (2011) argues that statistics may be unreliable because firstly, it is difficult, 
if not impossible, to tell which houses registered with the deeds office were funded by a subsidy. 
Secondly, 50 per cent of the RDP/BNG may not be registered at all with the deeds office and thirdly, 
not all subsidies are used to fund subsidy houses as, in some instances, they fund “transfers of 
ownership from the state to occupants…which means a house was not actually constructed” 
(Tissington, 2011, p. 31).  
 
While more delivery forecasts are expected in Gauteng and the Western Cape, it is important to note 
that, on the one hand, the major cities, Johannesburg and Cape Town, have the highest percentages 
of households living in informal dwellings. Stats SA (2017, p. 30) shows that the City of Cape Town 
has 19.9 per cent while Johannesburg has 21.5 per cent of households living in informal settlements. 
The Social Housing Registration Authority (SHRA) (2018) register also shows a bigger number of 
non-profit organisations registered as SHIs in these two provinces. Of the 85 social housing 
institutions as at May 2018, 15 were in the Western Cape and 37 in Gauteng, prompting more interest 
in how they respond to the high housing demand in their provinces.  
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2.8. Challenges with the RDP 
Since its implementation, the programme generated interest from academics and housing and human 
rights activities. Huchzermeyer (2001), Khan (2003), Jenkins (1999) and Noyoo and Sobantu (2018) 
argue that the programme generated complexities, continuities and ambiguities that are summarised 
below: 
Despite the considerable modifications and revisions to housing policy over the years, concerns 
related to quality, efficiency, effectiveness and sustainability of the housing programme still define 
and frame present discussions. What is astounding, though, is that having recognised the propensity 
of housing programmes to ‘go wrong’, coupled to the numerous criticisms of the majority of existing 
and ingoing programmes over the years – dwellings tend to be of generally poor design; 
environmentally unsound; unsuited to the local climate; relatively expensive to maintain at a 
physically comfortable indoor climate; locationally peripheralised and spatially marginalised; not 
conducive to social, economic, aesthetic or environment sustainability; grossly deficient inessential 
community facilities and services; places great burden on the resources of the poor inhabitants of 
houses (Khan, 2003, p. 18).  
The quality of the units delivered, their small size, poor location and lack of beneficiary 
participation have all been major points of criticism of the RDP programme.  
 Quality  
RDP houses have been synonymous with poor quality, contrary to government’s promise of 
delivering quality housing in integrated, viable and sustainable settlements (RSA, 1994b). The quality 
of houses is a key feature of sustainability. It determines whether the houses are strong and durable, 
for use by future generations and is key for families to enjoy their living experiences (Manomano & 
Tanga, 2018). In line with international law and the Constitution, the Department of Housing also 
affirmed that is was committed to delivery. Considerations of design and quality of housing 
settlements should be considered, with families in mind in order to guarantee a safe and healthy 
housing environment that enhances the quality of life (Carmona, Carmona & Gallent, 2003). It is a 
paradox that the RDP has not largely improved the living conditions of the poor who endured 
dehumanising arrangements of the colonial and apartheid eras. As Huchzermeyer (2001; 2003) and 
Manomano and Tanga (2018) put it, the subsidy fell short of the principles of human dignity and 
social justice because of poor quality outcomes. Reporting about quality of the units, Gardner (2004, 
p. 30) highlighted that “defects are common and have worsened.” 
 
Furthermore, Huchzermeyer (2001) notes that some of the houses are environmentally unsound and 
hence expensive for low-income beneficiaries to maintain. What this means is that RDP houses are 
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not affordable due to the continuous need for maintenance arising from poor workmanship, hence 
some beneficiaries sell or rent them out while they return to informal settlements or backyards shacks 
which are also closer to their livelihood opportunities (Charlton, 2013; Charlton & Kihato, 2006; 
Zack & Charlton, 2003; Zungumane et al., 2012). In Port Elizabeth, Zungumane et al. (2012, p. 28) 
found that 42 per cent of the beneficiaries had used their own money to repair poorly constructed 
units. Topping the list of the faults were water leakages through the roof, collapsed walls, leaking 
drains and shaking doorframes. In the same study, participants cited underpaid local labour, mainly 
due to corruption and employment of relatives and friends as the main drivers of poor-quality 
workmanship (Zungumane et al., 2012, p. 29).  
 
Manomano and Tanga (2018) conducted a study in 2018 to assess and evaluate the quality of subsidy 
units in Amathole District in the Eastern Cape. They found that 91.2 per cent of the participants rated 
the houses as poor, with no one rating them as good (Manomano & Tanga, 2018, p. 26). Over 90 per 
cent rated windows, floors, doors and walls as poor, with one participant saying, “the walls are very 
poor. We receive complaints that some of them are cracking. As a result, the danger of disease is 
much more likely” (Manomano & Tanga, 2018, p. 28).  
 
All the foregoing cited issues raise social development concerns insofar as delivery is not linked with 
the requirements for family living and environmental well-being. In addition, the constant need for 
repairs not only drains the government fiscus but also threatens housing affordability of the urban 
poor residing in these units as the cost of the repairs erodes the beneficiaries’ meagre incomes.  
 
The 2017 General Household Survey results shown in Figure 2.1 below indicate that the Western 
Cape, Eastern Cape and Free State had the highest cases of houses with weak walls and roofs, with 
the national average more than 10 per cent of all the houses built defined as weak (Stats SA, 2017). 
The least number of defects was reported in Northwest, Limpopo and Gauteng. This could be due to 
either more competent contractors or because of local mechanisms and innovations by stakeholders 
to ensure higher quality. As argued by Khan (2003) and Pithouse (2009), challenges are structural 
and require strong public-private partnership efforts to draw skills, expertise and knowledge to 
address the housing problem.   
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Figure 2.2: Percentage of households that said that their RDP or state-subsidised house had weak or 
very weak walls and/or roof by province, 2016 
Source: Statistics South Africa (2017a, p. 32) - General Household Survey 
 RDP houses and their size  
The size of a house is important for a family to live comfortably and peacefully. In the African culture 
of ubuntu, the size of the house matters because in most instances, a single dwelling will have to 
accommodate extended family, where older children take care of the younger ones as well as older 
generations (Cattel, 1997; Berry & Makiwane, 2012). The size of the RDP houses has come under 
the spotlight since the subsidy’s inception, with some beneficiaries naming them ‘ovezinyawo’, 
meaning ‘the place where feet hang outside’ (Qwazi, 2017). One participant in Pithouse’s (2009, p. 
7) study also commented that “in the [informal] settlements people are able to build two bedroomed 
shacks and at least there is privacy for the parents. In the small [RDP] houses there is no privacy and 
no dignity for anybody”.  
Furthermore, Manomano and Tanga (2018) commented that, in Amathole District in the Eastern Cape 
RDP housing delivery had not been implemented from a sense of service, duty and diligence and 
hence units were not sustainable for use by future generations. Across South Africa, the units are 
referred to as ‘matchboxes’ (Charlton & Kihato, 2006) and because of their size, they are 
environmentally unsound (Huchzermeyer, 2001, 2003; Gardner, 2004; Zack & Charlton, 2003). 
Zungumane et al. (2012) point out that the challenge of relatively small sizes of RDP houses leads to 
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overcrowding, when family members and relatives join the RDP beneficiaries (through social 
networks) in the cities looking for employment. Overcrowding is one important indicator of 
inadequate housing.  
 Poor location  
Poor location is an outcome of urban spatiality that is underpinned by an ideology of exclusion as 
articulated in the earlier sections of this chapter.  Manomano et al. (2016) maintain that location has 
far-reaching consequences for the beneficiaries and determines housing affordability and the quality 
of life of the residents. Conveniently located settlements facilitate the integration of the beneficiaries 
to social and economic activities and opportunities. Therefore, careful and deliberate planning 
informed by social development principles is needed to conjoin housing delivery with economic 
development.  
 
Several empirical studies have been conducted to explore how beneficiaries of subsidised housing 
perceive the location of their settlements. Zack and Charlton’s (2003) study explored the perceptions 
of the subsidy beneficiaries, spanning the entire country. The study is important insofar as it offers a 
nationwide view of the extent of the location challenge. Firstly, the authors noted that not all 
settlements were inconveniently located, for example, Oukasie in Brits, whose residents have access 
to almost all the major services and amenities. Nonetheless, beneficiaries still complained about poor 
quality and intermittent water and electricity supply (Zack & Charlton, 2003). Hence, Charlton (2013) 
points out that, in general, subsidy housing will have one problem or another.  
 
Echoing the findings of Zungumane et al. (2012) on the low sustainability of subsidy housing, Zack 
and Charlton (2003, p. 29) note that beneficiaries “doubted whether their settlements [had] anything 
to offer their children” due to limited services and amenities and poor-quality units. Poor location 
seems to be a nationwide problem. Beneficiaries in Tsakane in Brakpan and Middelburg, 
Braamsfischer in Roodepoort shared that clinics, schools and post offices or shops, supermarkets or 
leisure and entertainment facilities were located far away from their settlements (Zack & Charlton, 
2003, p. 30). Those in Tsakane indicated that they walked about six kilometres to the police station 
while some in Roodepoort raised concerns about walking long distances to and from their workplace. 
In the same study, beneficiaries in Khayelitsha in Cape Town indicated lack of healthcare facilities. 
Beneficiaries in Gunguza in Uitenhage mentioned that they did not have a technical college and in 
Westernburg, near Polokwane, children were walking long distances to school (Zack & Charlton, 
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2000). It is clear that it is not only the issue of location that poses a challenge, but also that of quality 
of services available to residents of RDP settlements.  
 
In the same study cited above, 19 of the 28 focus groups reported the lack of transport in their 
settlement. Where transport was available, beneficiaries indicated that it was expensive, forcing them 
to walk long distances to their place of work. Commenting on the poor location of RDP housing, 
Charlton and Kihato (2006) maintain that conveniently positioning post-apartheid settlements was 
not possible, chiefly because most projects were built on land that was acquired and zoned during 
apartheid based on the ideology of excluding blacks from centres of economic activity. The poor 
location made for inadequate living arrangements that defied the goal of the RDP policy of building 
integrated, sustainable settlements that were in close proximity to economic opportunities.  
 
Linked to the dislocation of settlements is the issue of the sale of RDP units, with beneficiaries 
relocating back to the informal settlements and backyard shacks, closer to their livelihoods, schools, 
and healthcare centres. In 2008, the MEC for Human Settlements in Cape Town reported that in 
George, 90 per cent of RDP houses had been sold while 60 percent in Nu Noon had either been let or 
sold (Johanneson, 2010).  
 
 Stakeholder and beneficiary involvement 
The value of beneficiary and community participation in development cannot be overemphasised  
it is a symbol of democracy (Pahad, 2009). Democracy and participation are pillars of social 
development, which advocate people-centred and bottom-up approaches in the provision of social 
welfare services (Midgley, 1995; Noyoo, 2015; Patel, 2005; 2015). Naidoo (2017) argues that the 
non-participation of RDP beneficiaries, coupled with a lack of tenant education on their roles, 
responsibilities and various options available to them, often results in rental boycotts which are 
followed by evictions. The best human settlement environments are those where the beneficiaries are 
educated and given the opportunity to define their housing needs. This promotes the goals of social 
justice and human rights of the urban poor beneficiaries.   
Lack of participation and the hegemony of the UF in the 1990s housing policy negotiations seems to 
have set a precedent of side-lining the poor from decision-making processes. Huchzermeyer (2001) 
and Jenkins (1999) argue that the exclusion of the urban poor representatives from the NHF 
negotiations and their subsequent relegation from decision-making processes laid a foundation for an 
unjust delivery process. This was evidence that the ANC government had ‘shifted from faith’. This 
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background is critical in understanding the ideological roots of excluding the beneficiaries in post-
apartheid housing planning and implementation. As stressed already, the beneficiaries are not given 
space to define their housing needs in terms of choices of size, location and type, to mention a few 
factors (Jenkins, 1999; Khan, 2003). Wilkinson (1998) also notes that RDP is inclined towards the 
supply process, which is based on the perceived needs of the beneficiaries. Furthermore, Khan (2003, 
p. 15) points out that excluding the beneficiaries from the delivery process shows government aimed 
at simply producing “shelter rather than the development of viable living environments”.  
Therefore, it is not surprising, that the subsidy scheme has been associated with criticisms of lack of 
stakeholder and beneficiary consultation, leading to many shortcomings regarding poor quality, 
corruption and unfair allocation processes, among others. Carmona et al. (2003) argue that poor 
stakeholder involvement is largely the reason for inferior quality products and the commodification 
of the RDP housing process. For large corporates involved in RDP housing, winning contracts by 
private developers “has been the hallmark of a commodity culture whereby housing is viewed as 
merely a ‘demand good’ to be thrown up wherever the price is right” (Carmona et al., 2003, p. 7). In 
his study of subsidy housing project in Golf Course Estate in Alice Town, Eastern Cape Province, 
Manomano (2013, 2015) found that beneficiaries were largely viewed as passive participants, with 
barely anything to contribute towards the projects.  
Due to these exclusions, pro-poor housing rights organisations such as Abahlali BaseMjondolo have 
also challenged government to come up with bottom-up participatory housing delivery options. In a 
statement, the organisation motioned that “public options should make greater use of energies and 
commitment of the poor, rather than seeing them as passive recipients” (Khan, 2018, p. 2). Even after 
the implementation of the BNG in 2004, challenges of urban poor still persist.  
2.9. Breaking New Ground (BNG) 
The BNG was promulgated specifically to respond to the systematic inadequacies of the RDP 
programme and the growing demand for housing. As a policy, it was approved in 2004 as a 
“Comprehensive Plan for the Development of Sustainable Human Settlements” (RSA, 2004, p. 7, 
aimed at enhancing the housing programmes, to be effective in targeting the poor and meeting their 
housing needs (Khan & Khan, 2012). It sought to revitalise the commitments that were made in the 
1955 Freedom Charter and the RDP policy by pledging to adopt a more holistic developmental route 
in housing delivery implementation.  Sixty-three years after the Freedom Charter was adopted and 11 
years since the introduction of the RDP, BNG subscribes, once again, to the values of human dignity, 
equality and freedom. 
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In the policy, government commits itself to a number of issues. The policy recognises the need to 
acquire well-located land in order to integrate low-income housing development close to economic 
opportunities, services and amenities. The policy comes as a decisive mechanism to correct the 
apartheid spatial inequities. Through collaborating with communities and credible institutions, the 
policy marks a shift from “conflict and neglect” (RSA, 2004, p. 12) to integrating settlements into 
social and economic services to overcome exclusion. Processes to avail land were cited as a key factor 
in urban restructuring and concrete steps were taken to acquire well-located land. These include the 
transfer of land from parastatals, the negotiated purchase of private land, expropriation at market 
value and more presently, plans to legalise expropriation of land without compensation, which are 
already underway. These are expected to have huge consequences for housing development in Africa.  
 
Responding to the criticisms of the top-down decision-making and dislocated settlements noted in 
the RDP, the BNG commits to beneficiary participation and densification of the urban space towards 
mixed land use. In addition, the policy underscores the importance of communities engaging with 
municipalities on the type, design and location of the development (RSA, 2004). One of the most 
important innovations of the BNG is its broad community focus as opposed to the individual subsidy 
scheme. As articulated by Pithouse (2009, p. 10), “upgrading was thus organised around area-based 
subsidies, according to the actual cost of upgrading an entire settlement community rather than 
through the previous model of standardised and individualised capital subsidies allocated per 
household”. 
 
However, the capacity of municipalities in terms of skill, material resources and even the political 
will to implement the BNG policy, has been questioned. Gibson (2009) and Pithouse (2009) argue 
that government lacked the political will to implement such an ambitious programme. Noyoo (2015b) 
emphasises that social policy implementation demands political will, structural and systemic shifts, a 
new way of thinking and a new way of doing things. Pithouse further contends that corruption in the 
mainstream polity still hampers the implementation of social welfare policies including the BNG 
programme. He observes that:    
Housing policy is being pushed in a sharply authoritarian and anti-poor direction by the national 
government with the support of the ANC, resulting in alarming new practices, such as the uses of 
‘transit camps’ and a stated intention to develop the legal framework in a markedly more coercive 
direction (Pithouse, 2009, p. 11).  
 
Again, while the BNG programme was being implemented, evictions of the poor from the informal 
dwelling arrangements continued in Cape Town, with the most notable cases being the litigations 
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between the state and Grootboom, and in Johannesburg, the Olivia skirmishes and Joe Slovo. Gibson 
(2009) and Pithouse (2009) point out that the poor are still excluded from any form of decision-
making process, government lacks political will and the process is largely market-driven. Fourteen 
years after the introduction of the BNG, over seven million people in the country still reside in 
informal settlements (Khan & Khan, 2012; Mirika & Mainza; Stats SA, 2017; Tomlinson, 2015) 
while gated communities in the suburbs are a stark reality of spatial inequality (Noyoo & Sobantu, 
2017; Weinthroub, 2017). Instead of enjoying the viable, integrated and sustainable human 
settlements as promised in the BNG, South Africa is grappling with housing delivery protests where 
the urban poor are complaining of unsustainable RDP/BNG settlements, far flung from services 
(Alexander et al., 2017). Pithouse (2009, p. 11) argues that before government can eradicate slums 
and talk about BNG, it should first “develop better alternatives in terms of cost, location, services and 
the quality of the structure”.   
From the discussion above, it can be seen that colonial and apartheid housing delivery trends have 
continued to replicate themselves in present times (Dondolo, 2018, p. 107; Gibson, 2009; Mar & 
Edmonds, 2010). Gibson (2009, p. 6) argues that it is not only the reduction of the building of houses 
into “sheer numbers but the way the ordering and geographical layout of post-apartheid South Africa 
remaps apartheid”. As such, Pithouse (2009, p. 11) advocates developing “better alternatives in terms 
of cost, location, services and the quality of the structures”. Therefore, the study’s aim of developing 
a model to enhance voluntary housing responds to the above challenges and the failure by government 
to address them. Horton and Hawkins (2010) note with concern that very few doctoral studies engage 
in intervention research to create a knowledge base for the social work profession to respond to 
contemporary developmental challenges.  
2.10. Conclusion  
This chapter discussed the origins of South Africa’s housing challenge and how it was being 
replicated in the post-apartheid era. As opposed to hopes that people will participate in housing 
delivery processes, these have remained exclusionary in outlook, leaving the poor as passive 
onlookers in the delivery of fragmented poorly serviced human settlements. The BNG has also not 
resulted in any meaningful transformative changes in the housing delivery landscape. Instead, there 
are more informal settlements today while others resort to living in shacks. Urban spatiality has not 
been reorganised but is characterised by dichotomies that continue to breed social contestations. This 
is against the backdrop of the government’s focus on large-scale delivery of RDP housing at the 
expense of quality, convenient location, consideration of size, which do nothing to make human 
settlements comfortable for family use and the growth of communities. These challenges require a 
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shift towards beneficiaries, working in partnership with municipalities and other stakeholders, to 
decide on the type of housing they desire and the kinds of settlements in which they envisage raising 
their children.  
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Chapter 3. South African Housing Policies 
3.1. Introduction  
This chapter discusses South Africa’s housing policy in the context of social development in post-
apartheid South Africa. It begins by emphasising the importance of social policy as a means of 
realising the delivery of adequate housing and attaining social development outcomes. It also 
examines the way this policy emerged out of the 1990s National Housing Forum (NHF) negotiations. 
It also discusses the right to adequate housing and unpacks key international laws on housing, 
including how they influence the discourse of the right to housing and the housing delivery practices 
in the country. The chapter also looks at key pieces of legislation, with special reference to how they 
either engender or limit the realisation of the right to adequate housing. Before concluding, the chapter 
identifies some constraints, ambiguities and contradictions inherent in the current policy. According 
to Thomas’ (1984) phases of intervention, the existing strategies and programmes, emanating from 
policies and programmes, including their shortcomings, form part of the state of-the-art review.   
It is worthy of note that the country’s housing policy has been in existence for  more than 24 years 
and it was reconfigured to foster redistribution as expressed in the Reconstruction and Development 
Programme (RDP) policy framework of 1994 as well as the 1996 Constitution. However, tensions 
and complexities have continued to characterise the policy and housing delivery landscape. Many 
questions have “emerged about the policy’s lack of qualitative orientation… [and lack] of impact on 
the spatial, economic, and social integration” (Baumann, 2003, p. 85; Pithouse, 2009; Thurmann, 
1999; Tomlinson, 1996). In discussing the housing policy, it is essential to record that its performance 
has been constrained by the global socio-economic forces that include the 2008 recession and South 
Africa’s sluggish economy (Republic of South Africa) (RSA) (2017). Mmatli (2008) and Patel (2005) 
posit that social welfare service professionals, especially social workers need to comprehend the local 
and the global factors that either enable or hamper government’s ability to provide social policy goals 
that include housing. This knowledge enables professionals and government to devise innovative 
insights to “respond to the people’s [housing] aspirations in a planned, co-ordinated, deliberate and 
systematic way” (Noyoo, 2015b, p. 22).  
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3.2. Social policy, social development and housing  
As emphasised by Venter et al. (2015), housing delivery is an integral social welfare service which 
demands collaborated planning in consideration with other services such as education, water and 
electricity to mention a few. The need for developmental social welfare policy in delivering 
integrated, viable and sustainable human settlements cannot be overemphasised. This is also the same 
for social policy as housing is one of its many facets. Bogenschneider (2014) and Carter and 
Polevychok (2004) notes that the most visible intersection of social policy and housing is the security 
of vulnerable groups, redistribution of wealth, economic development and building viable and 
sustainable neighbourhoods. As Arku (2006) argues, housing delivery bears beneficial outcomes at 
the micro, mezzo and macro levels and in the process, responds positively to different dimensions of 
people’s wellbeing.  
Since housing is a social policy outcome, and social policy is the main vehicle to realise social 
development on the other, a country such as South Africa that that suffers from high levels of 
inequality, poverty and unemployment, largely due to colonialism and apartheid, has to consciously 
locate housing in social policy measures and the social development approach. Mkandawire (2004) 
also underscores the point that the aim of social policy is to achieve social development. Therefore, 
housing delivery contributes immensely to social development by stimulating growth and 
redistribution, generating employment and creating wealth (Huchzermeyer, 2001). This resonates 
with the ultimate goal of social policy, which is to effect “transformation in social welfare, social 
institutions and social relations” (Mkandawire, 2004, p. 2). The perpetual housing challenge in South 
Africa demands social policy that would direct the nation’s resources towards those social 
investments and programmes such as housing which are most likely to promote health, education and 
enhance people’s social protection (Noyoo, 2000a, 2000b, 2015; Sen, 1999). Midgely and Conley 
(2010) also echo the foregoing assertion in that they see social policy as contributing significantly to 
social development outcomes.  
Arku (2006) argues that deliberations on improving people’s social conditions cannot be postponed 
until the economy has fully developed to finance social programmes that include housing. Instead, 
while the construction of dams and factories, erection of railway lines and economic infrastructure 
are being implemented, it is essential that people have access to health care, sanitation, education and 
are able to enjoy social progress and human rights (Arku, 2006; Noyoo, 2000a, 2000b). This is 
because people are the wealth of the nation and ‘means and ends’ of development and economic 
progress (United Nations Development Programme, 1990). Hence, the challenging of notions that 
“housing delivery is… unproductive… a resources-absorber, a consumer good” and a “social 
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overhead” (Solow, 1955, in Arku, 2006, p. 379). As there is a strong correlation between poor housing 
and crime, illness and gender-based violence (Abrahams, Jewkes, Laubscher & Hoffman, 2006; 
Carter & Polevychok, 2004; Woollet & Thompson, 2016), social policy needs to address the provision 
of adequate housing linked to health care services, sanitation, education and security (Sobantu et al., 
2018).  
 
South Africa is still characterised by social and economic fragmentation, requiring social policy to 
foster social and economic transformation. In the same vein, housing continues to mirror the colonial-
apartheid spatial patterns in many respects 24 years after the dawn of democracy. Hence, Noyoo and 
Sobantu (2018) advocate for social policy to implement pro-poor housing delivery pathways that 
could unleash urban spaces’ potential and transform them to the benefit of those who reside in them, 
especially the poor. Arku (2006, p. 380) also contends that housing policy is a tool that can be used 
to achieve spatial justice and economic development by conveniently locating the urban poor closer 
to advanced services and economic opportunities. To achieve redistribution and social justice, social 
policy can “target resources to deprived areas” (Wincott, 2006, p. 175) through planned housing 
delivery and hence drawing economic activity into these areas. It is for this reason that housing policy 
and housing delivery, as elements of social policy, cannot be separated from the agenda of social 
development and the struggle for socio-economic rights and social justice in post-apartheid South 
Africa (Sobantu et al., 2018).  
 
The design of these policies depends on a range of factors such as political ideologies, the state and 
the capacity of the economy as well as socio-historical influences (Noyoo, 2015, p. v). Due to this, it 
is important to understand the development of housing policy by focusing on the history of South 
Africa’s housing policy.  
 
3.3. The origins of the country’s housing policy 
South Africa’s post-apartheid housing policy is the outcome of intense negotiations in the 1990s, 
which were conducted by the NHF. The NHF was established in August 1992 to oversee the 
negotiations towards a new inclusive non-racial housing policy. Made up of the ‘mass-based’ political 
groups and representatives from business, financial institutions and the construction sector, the NHF 
was seen as a fair body to decide on the new all-encompassing housing policy envisaged for the post-
apartheid era (Huchzermeyer, 2001; Gilbert, 2000; Tomlinson, 1999). The negotiations have however 
been criticised for overlooking the homeless and informal settlement dwellers and impeding them 
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from participating in the process (Bolnick, 1996). As such, the adopted subsidy mechanism “largely 
reflected the views of technical specialists and interests engaged in or wishing to become engaged in 
housing delivery” at the expense of the urban poor (Tomlinson, 1999, p. 1350). Dominating the 
negotiations was the Urban Foundation (UF), which represented business and hence, the subsidy 
policy has also often been criticised for espousing neoliberal interests (Gilbert, 2002; Pithouse, 2009).  
In the negotiations, the ‘mass-based’ political grouping operating under the Mass Democratic 
Movement (MDM) backed the rental housing option for the urban poor (Charlton & Kihato, 2006). 
MDM represented the interests of the ANC, Congress of South African Unions (COSATU) and the 
South African National Civic Organisation (SANCO). These groups supported communal land 
holding practices as opposed to the ownership tenure option (Charlton & Kihato, 2006; 
Huchzermeyer, 2001, p. 307). The MDM based its position on a common practice in townships in the 
1980s and 1990s, which involved attracting private developers to work on community projects. 
Individuals were then granted opportunities to participate in these community housing development 
programmes (Charlton & Kihato, 2006; Huchzermeyer, 2001). By doing this, housing delivery was 
viewed as both a social and an economic activity, which fostered grassroots’ participation, and in the 
process, the community earned an income. On the one hand, UF advocated home ownership, which 
would be facilitated by commodifying land and housing delivery to advance its business interests 
(Huchzermeyer, 2001). On the other, by delivering housing for poor blacks, the UF had secondary 
aims of accumulating wealth through housing development contracts. The UF argued that rental 
tenure, as opposed to home ownership, would result in recurring costs to the fiscus through monthly 
rental subsidies. In reality, RDP houses have proved to be more expensive both to the fiscus and to 
the individual beneficiaries (Dewar, 1992; Smit, 1999; Zack & Charlton, 2003). The third strand of 
thought was advocated by the Homeless People's Federation/People's Dialogue, which insisted that 
government had to avail land and resources for the homeless to allow them to engage in their own 
self-help strategies (Charlton & Kihato, 2006; Huchzermeyer, 2001). The proponents of this thinking 
were motivated by Turner’s (1972) ideas of a dweller-controlled process where beneficiaries employ 
indigenous innovations to build their own houses, with minimum restrictive standardisation. 
The UF, being the dominant party in the negotiations, advocated home ownership, which would be 
delivered through a subsidy scheme. Under pressure from the UF, the MDM finally acceded to the 
propositions to adopt the subsidy scheme as the main delivery mechanism, while other initiatives 
remained subsidiary (Gilbert, 2000, 2002; Huchzermeyer, 2001; Khan & Thurman, 2001). 
Huchzermeyer (2001) referred to the deal as a compromise by the MDM while Gibson (2009) argues 
that the ANC failed to step up to the political challenges of the transition by acceding to the pressure 
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from UF. Heller (2001, p. 13) in Pithouse (2009, p. 7) labelled the agreement an “irony of an 
increasingly Leninist party defending neoliberal economic orthodoxy.” These criticisms were made 
because business did not provide any plans to integrate economic development into the subsidy 
settlements and there were also no deliberate thoughts of involving beneficiaries in the delivery 
process.   
After adoption, the subsidy mechanism became the main housing delivery vehicle in post-apartheid 
South Africa. It aimed at purchasing land, ensuring secure tenure and delivering infrastructure, 
including services to South Africans who earned less than R3 500 per month (Khan & Thurman, 
2001) (As of October 2018, R3 500 was equivalent to US$238.47). Moreover, the government 
envisaged the subsidy would “accommodate social demands, enormous existing and projected 
backlogs, fiscal constraints, and … minimise housing and financial sector distortions” (Charlton, 
2013, p. 141).    
3.4. The question of adequate housing  
The phrase ‘adequate housing’ is common in housing literature and in international policy on housing. 
The notion of adequate housing urges governments to make deliberate plans to link housing delivery 
with economic, social and cultural rights in order to have viable and sustainable settlements. Jenkins 
and Smith (2001) and Charlton (2013) argue that planning and implementation of housing delivery 
should not be separated from economic strategies. This stance is line with the idea of bringing together 
social and economic dimensions for purposes of development. Therefore, conjoining the social and 
economic aspects of development is the central goal of social development and this is because the 
two are complementary and are inseparable (Noyoo, 2014, 2015a). To illustrate this relationship, 
which is enhanced by housing delivery, Mehrotta and Jolly (1997) in Mkandawire (2004, p. 3) posit 
that: 
Social development arguably occurs faster and in a more sustainable way in situations of economic 
progress, which itself is facilitated by social development and provides the wherewithal for further social 
development. 
The General Comment 4 of the ICESCR insists that housing “must be cited so as to allow access to 
job opportunities” (UN, 1966). Implicit in the concept of adequate housing is that housing units and 
settlements also have to be habitable – meaning that they should be fit for use by human beings. 
Adequacy and habitability of a house are determined by, among other key elements, family-specific 
unit sizes and space, quality and accessibility (Smit, 2008; UN, 1966). These elements facilitate the 
process of home-making where individuals, families and communities are able to express themselves 
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spiritually, culturally and economically in a peaceful manner in their environment (Kellet & Moore, 
2003; Paglione, 2016). The post-apartheid housing legislation is developmental in its ideological 
orientation insofar as it aims to facilitate the pro-poor delivery of adequate housing that is integrated, 
viable and sustainable. In line with the principle of adequate housing, the 1994 White Paper for 
Housing articulates that housing should entail:  
 
A permanent residential structure with secure tenure, ensuring privacy and providing adequate 
protection against elements, and adequate sanitary facilities including waste disposal and 
domestic electricity supply (RSA, 1994b, p. 12).  
Despite the delivery of housing at quantitative scale, the RDP process has been criticised for having 
“fallen short” (Huchzermeyer, 2001, p. 308) in other key aspects of adequate housing. Researchers 
and even government, acknowledge that, given the huge backlogs and wide scale of implementation, 
the programme prioritised width at the expense of depth, meaning that quality was compromised for 
quantity (Gilbert, 2004; Huchzermeyer, 2001, 2006; Pithouse, 2009; RSA, 2004, 2009a, 2014).  When 
Huchzermeyer argued that the RDP housing “shifted from faith” (2001, p. 308), she meant that the 
units and settlements delivered did not fully support family and community living. Empirical research 
also indicates that many RDP houses are of poor design and quality, and some are located in far-flung 
areas, distant from the beneficiaries’ livelihood opportunities (Charlton & Kihato, 2006; Gibson, 
2009; Manomanono & Tanga, 2018; Zack & Charlton, 2003; Zungumane et al., 2012). Zack and 
Charlton (2003) assert that while not all RDP houses and settlements are inadequate, the majority 
have one problem or another. Due to poor quality, low-income residents resort to maintaining the 
units using their own over-stretched resources.  Moreover, due to poor transport networks, many 
residents and their children resort to walking long distances to access services (Zack & Charlton, 
2003). Huchzermeyer (2006) argues that in terms of basic needs, as articulated in Maslow’s (1943) 
hierarchy of universal human needs, informal settlements offer better shelter and prospects for home-
making than RDP houses, many of which are inadequate.  
 
In his 2008 report prepared for Urban LandMark, Warren Smit developed a matrix of elements that 
he deems are central in determining housing adequacy. These are convenient location, housing 
affordability, availability of services and amenities, adequate space, physical security, tenure security 
and accessibility of settlements. The ICESCR adds cultural adequacy and habitability to this list, 
arguing that housing design and size and management should be inclusive to allow occupants to 
practice their cultures as far as possible. The principle of adequate housing is important in the context 
of South Africa’s historical construction of urban space, which Razak (2017, p. 1) argues that it 
“effectively devalues the lives of black cultural lifestyle and… influence the making of space.” As 
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elaborated in Chapter One and expressed in Noyoo and Sobantu (2018), the unfavourable human 
settlements and restrictive tenure options which were imposed on blacks during the colonial and 
apartheid administrations continue being replicated in post-apartheid housing practices. Dondolo 
(2018, p. 107) also notes acknowledges the need “to de-racialise the apartheid spatial plan for the 
benefit of the poor.” Innovative secure tenure options are critical for the low-income urban poor to 
make housing decisions on whether to rent or buy and where to live with their families (Payne, 2001). 
Also elaborating on the relationship between housing adequacy and tenure, Tissington (2011, pp. 25-
26) stress that:  
 
[h]ouseholds must have some choice between a wide variety of housing options which take into 
consideration adequacy of location, shelter, space, size of household, affordability, physical security. 
This epitomises adequacy and accessibility in the truest sense of the word. 
 
The ultimate intention of the principle of adequate housing is to enhance the quality of life of the 
beneficiaries of any housing and human settlement development programme. As emphasised in the 
1966 ICESCR, housing delivery should be planned to promote dignity and peace of the occupants 
and enable them to participate to derive meaning from their living experiences.  Diephout (2014) as 
shown in Figure 1.1 developed a model which also underscores the importance of housing delivery 
in fostering all community’s social and economic relations and enhancing the quality of life (QoL) of 
families. Noyoo and Sobantu (2018) concur with Huchzermeyer (2001) and Venter et al., (2015) in 
that adequate housing can be realised through developmental housing policy and practice which are 
predicated on the social development approach.   
 
 
 
 
    
 
 
 
Figure 3.1: Determinants of housing adequacy 
Source: Adapted from Diephout (2014) 
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3.5. The right to adequate housing  
The right to adequate housing is important in facilitating access to adequate housing as discussed in 
the previous section. As an international human rights authority, the UN has been instrumental in 
advancing a rights-based perspective in housing delivery. Article 11 of the United Nations 
Declaration of Human Rights (UNDHR) obligates signatory states to provide:  
everyone the right to a standard of living adequate for… health… food… clothing, housing… medical 
care… security in the event of unemployment… [and] circumstances beyond [their] control (UN, 1948).  
Implicit in bundling these social and economic rights together is the emphasis that settlements, 
especially for at-risk populations, must be planned in such a way as to foster sustainable communities. 
Patel (2005, pp. 156-157) defines at-risk populations as “groups of people with some identified 
characteristics who are at [greater] risk of social and economic deprivation than those in the 
mainstream.” As emphasised in the UNDHR (UN, 1948) and in the ICESCR (UN, 1966) signatory 
states are obliged to provide adequate housing with special consideration to at-risk populations to 
enable them to lead productive lives and realise their economic and social potentials. Failure to 
provide adequate housing for this population category “leads to a violation” of their human rights 
(Noyoo, 2017, p. 110). 
The right to adequate housing discourse also seeks to galvanise citizenship which accords the urban 
poor access to social, economic and political rights (Hohmann, 2013; Noyoo, 2017; Sobantu et al., 
2018). In South Africa, the right to adequate housing is underpinned by the post-1994 pro-poor 
policies. These include the RDP policy framework and the country’s 1996 Constitution among others, 
which are discussed in detail in latter sections of this chapter. Enhanced access to adequate housing 
promotes the human rights of the poor and it is in this light that housing delivery is an integral 
component of the human rights and social development discourse (Chenwi, 2015). Patel (2005, p. 
157) argues that a rights-based approach to meeting human needs should not restrict itself just to 
meeting human needs but also committed to:  
the promotion, protection and defence of the rights of those who are vulnerable and at risk [is] an 
integral part of sustainable human development. That means that services delivered to populations 
at risk should focus on both needs and rights, as rights cannot be realised if the needs are not met. 
Considering that government’s housing delivery process continues to replicate apartheid planning, it 
is  difficult to realise adequate housing under the current framework. For example, Charlton and 
Kihato (2006) argue that RDP settlements are built on land that was acquired and zoned during the 
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apartheid administration. Therefore, the issue of availability of convenient land for low-income 
housing developments needs to be given due attention to advance the right to adequate housing (Khan 
& Thurmann, 2001, p. 38). Voluntary housing is highly likely to engender the right to adequate 
housing because of its pro-poor, bottom-up planning and implementation processes and its 
competence in mobilising resources and skills. Patel (2005, p. 157) cites voluntary organisations as 
key in advancing rights-based delivery of social welfare services. She contends that they are most 
likely to protect and promote the rights of at-risk categories, facilitate access to services and advocate 
for developmental social welfare programmes.   
3.6. Key international policies on housing  
As part of the global community, the international legal instruments provide an important framework 
for South Africa’s housing policy, social policy and social development. South Africa has ratified the 
United Nations Declaration of Human Rights (UNDHR) and the ICESCR protocols, which inform 
the country’s housing policies and the human rights discourse.   
 Universal Declaration of Human Rights (UNDHR) 
The 1948 UNDHR is an important international human rights law, to which South Africa is signatory. 
In South Africa, the UNDHR is however not enforceable by courts although the signatory states are 
required to comply with its obligations. Beyond the first generation of rights that include civil and 
protection rights, the UNDHR also emphasises the second generation of rights, namely, social, 
economic and cultural rights (Dean, 2005, p. 43; Turner, 1993). Dean (2005, p. 41) posits that human 
rights involve a “notion of a universally definable set of rights that are inherent to human beings by 
virtue of their humanity.” The concepts of human rights and social development both gained traction 
in the years following the Second World War where the global North’s drive towards reconstruction 
led to much economic growth on the backdrop of high poverty levels and human rights abuses.  
The notion of human rights is broader and all-encompassing than that of citizenship which stresses 
entitlement (Dean, 2005). Citizenship is nonetheless key in advancing the concept of human rights 
and social development. Marshall (1950) emphasises the role of civil, political and social rights in 
promoting active citizenry in public affairs. Hohmann (2013, p. 13) asserts that housing “undergirds 
all social relations” in society including political and economic engagement. The UNDHR cites also 
housing as a tool to promote the human rights of the citizens − women, children, the poor and the 
elderly included. Its stance on housing delivery is that it should be a result of a deliberate planned 
process which is not detached from economic development strategies to avoid distorted development 
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(Charlton, 2013; Jenkins & Smith, 2001; Midgley, 1995; Noyoo, 2015; Sobantu et al., 2018; UN, 
1948).  
As a policy, the Declaration challenges governments to define the right to housing delivery more 
broadly by making deliberate considerations for human settlements to provide more than just shelter 
(Kellet & Moore, 2003; McLean, 2006). Key elements for consideration include convenient location 
which enhances access to schools, livelihoods opportunities and availability of water, electricity, 
sanitation and security, to mention a few (UN, 1948).  
The UNDHR informs the human rights and developmental social welfare efforts in South Africa, 
which emphasise a rights-based approach to meeting people’s needs. The Constitution’s socio-
economic focus is lauded for its coherence and resonance with the Declaration. The Bill of Rights 
and Section 26 of Constitution clarify that housing is one of the socio-economic rights that is legally 
enforceable (Chenwi, 2016; McLean, 2006; Patel, 2005, Sobantu et al., 2018). Section 27 endorses 
the right to healthcare, water and social security while Section 29 emphasises education. Once again, 
Patel (2005, p. 98) stresses the “interconnectedness and indivisibility” of social and economic rights 
as emphasised by the UNDHR. Especially in South Africa where there has been a neglect of human 
and socio-economic rights (Patel, 2015), it is essential that housing delivery be more than: 
simply providing shelter from elements, [to] creating sustainable, integrated housing settlements, 
and generating wealth through asset creation. For the indigent, it is also about social welfare and 
access to basic services (UNDHR, 1948). 
The allocation of resources towards housing delivery should not be viewed as a cost to the fiscus, but 
rather an investment in the “future functioning of people” (Lombard, 2011, p. 535) and a promotion 
of their human rights. The focus on housing by the UNDHR, as a human right, stems from the ability 
of housing delivery to steer the social, political and cultural rights of the communities (Huchzermeyer, 
2001). This dovetails with the value base of developmental social work, which emphasises the 
application of rights and participation to drive human capital development and asset accumulation 
(Lombard, 2011). Hohmann (2013) observes that housing is a catalyst in promoting human rights of 
citizens as it fosters the development of social relations and social capital in the human settlement 
environment.  
In order to realise socially and economically sustainable settlements, it is key that government 
promotes public-private partnerships, with the communities at the forefront of defining their housing 
needs. Kreda (2017, p. 53) asserts that “partnerships with provinces, municipalities, academia, civil 
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society, youth, indigenous people” are key in building inclusive and sustainable human settlements 
in line with international law.  
 International Covenant on Economic, Social and Cultural Rights  
Similar to the UNDHR, the ICESCR stresses the importance of housing delivery as a means of 
realising socio-economic and cultural rights for urban poor families. The concept of adequate housing 
emphasises that housing must be undergirded by social transformation, allowing beneficiaries to 
participate in human settlement planning and governance, irrespective of gender, race, sexual 
orientation, culture, religion or class (UN, 1966). Furthermore, the Covenant urges that housing 
delivery should be a collaborated effort between different stakeholders to ensure the availability of 
integrated socio-economic rights to the beneficiaries. This stance of the Covenant is expressed below:   
[t]he State Parties to the Present Covenant recognise the right of everyone to an adequate standard 
of living for himself and his family, including adequate food, clothing and housing, and to the 
continuous improvement of his living conditions. The States Parties will take appropriate steps to 
ensure the realisation of this right, recognising to this effect the essential importance of international 
co-operation based on free consent.  
The role and benefits of partnerships is further emphasised in other international laws that include the 
2000 UN Millennium Goals (MDGs) and later the Sustainable Development Goals (SDGs). They 
both stress that partnerships, especially at a global level facilitate the exchange of skills, knowledge 
and expertise to make housing delivery process more efficient and more likely to yield in inclusive 
adequate housing. The SDGs’ Priority 11 stresses the need for “inclusive, safe, resilient and 
sustainable” human settlements (UN, 2016) as key in promoting the social, political and cultural 
rights of the citizens.   
3.7. Key South African housing policies 
South Africa has a range of social policies which were enacted by the post-apartheid government in 
an endeavour to address the interconnected challenges of poverty, unemployment and inequality. Due 
to the centrality of housing delivery in meeting various socio-economic rights, housing policy was 
“animated by a complex network of law, policy, social welfare, politicos, international law, macro-
economic planning, co-operative governance and finance” (McLean, 2006, p. 1).  
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 The 1996 South African Constitution 
 South Africa’s housing policy is unique because of the right to housing that is embedded in the 
Constitution. The South African Constitution has been lauded both nationally and internationally 
(Lombard, 2007; Noyoo, 2017) as it demonstrates the government’s political will to tackle not only 
the housing question, but also the socio-economic rights deficits in the country. The Constitution fully 
subscribes to international law on its emphasis of viable, integrated and sustainable human 
settlements. Schneider (2004) notes that very few countries have endorsed the right to housing and 
socio-economic rights in their constitutions, with many preferring to include just civil rights. The 
reason for this is that “while the cost to the government of protecting free speech, for instance, was 
essentially zero… that of enforcing socio-economic rights… exacted a huge price on the public 
treasury” (Schneider, 2004, p. 48). By endorsing the right to housing in the Constitution, the 
government commits to providing the financial and material resources to advance the right to 
adequate housing.  
The Constitution came into effect in 1996 and has three aspects in Section 26 that relate to housing. 
Firstly, the endorsement of housing as a right in Section 26(1) came as a milestone development for 
the urban poo and the promotion of their human rights. Echoing the goals of the ICESCR, Section 
26(1) states that “[e]veryone has the right to have access to adequate housing”. The adequate housing 
clause acknowledges that housing is more than just shelter but should be accompanied by making 
available other concomitant socio-economic rights (Noyoo & Sobantu, 2018; Olufemi & Reeves, 
2004; Sobantu et al., 2018).  
Secondly, the state is mandated in Section 26(2) to take reasonable legal and material measures to 
ensure the progressive realisation of the right to adequate housing. Unlike in international law, the 
courts can enforce the right to housing if cases of litigation are brought before them, such as the cases 
involving the Grootboom, Joe Slovo and the Olivia Road evictions (Chenwi, 2015; McLean, 2006). 
In the foregoing cases, the courts declared the evictions illegal because no meaningful measures had 
been taken to prevent the evictees from sliding into homelessness as a result of such evictions 
(Chenwi, 2015; Chenwi & Tissington, 2009; Hohmann, 2013; Huchzermeyer, 2003; McLean, 2006; 
Oldfield & Greyling, 2015). The state is tasked with creating an enabling environment for the 
realisation of housing and other socio-economic rights for the urban poor. An enabling environment 
entails among other elements setting policies and legislation and providing material and financial 
resources towards housing delivery.  
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Lastly, Section 26(3) seeks to prevent arbitrary evictions. It insists that “no-one may be evicted from 
their home.” This is also stressed in the ICESCR. Moreover, the government enacted the 1998 
Prevention of Illegal Evictions (PIE) Act to work in tandem with the 1997 Housing Act to ensure that 
tenants are treated fairly and protected from arbitrary evictions. The Act prescribes that, where 
necessary, plans must be in place to ensure that that the evictees are not rendered homeless or 
distressed due to lack of sanitation, water and healthcare following evictions (Chenwi, 2015; McLean, 
2006; Sobantu et al., 2018). The essence of Section 26(3) is a commitment by government to treat 
the urban poor that include dwellers of backyard and informal settlements with respect and dignity.   
 The 1994 Reconstruction and Development Programme (RDP) 
The ANC declared the post-NHF period a time for concrete action to address the country’s housing 
challenges and restore the dignity of the urban poor communities who had survived decades of living 
in dehumanising conditions and abject poverty. The RDP policy framework is the outcome of wide 
consultation by the ANC with its Tripartite Alliance. The policy emphasises growth accompanied 
with redistribution. Lauded as a pro-poor policy, the RDP’s main focus is reducing poverty and 
inequality which are legacies of colonialism and apartheid. Despite the criticism that it is “much more 
clearly a supply-side macroeconomic framework” (Noyoo, 1999, p. 148), the policy laid the 
foundation for a mass housing delivery and overall social development in South Africa. Its social 
development intentions are expressed in its definition as: 
an integrated, coherent socio-economic policy framework. It seeks to mobilise all our people and 
our country’s resources toward the final eradication of apartheid and the building of a democratic, 
non-racial and non-sexist future (RSA, 1994a).  
The policy has six basic principles which underpin its economic and political ideology:  
i. An integrated and sustainable programme: This first principle of the RDP reflects on a 
holistic approach which pulls together strategies and resources to address human challenges. 
All tiers of government are tasked with the responsibility of initiating coherent sustainable 
strategies to meet the needs of the poor in their constituencies. Implicit in this emphasis is the 
need to involve partnerships to draw knowledge, skills and expertise in housing delivery and 
providing other welfare services.  
 
ii. A people-driven process: Through this second principle, government commits itself to 
consolidating participatory democracy, while allocating resources to satisfy people’s 
immediate needs (Noyoo, 1999). As emphasised by the UN (1948), empowering people to 
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define their needs enhances development programmes to respond to the needs of the 
grassroots communities. Arguably, the RDP housing programme achieved very little 
qualitative progress because its implementation reneged on its ‘people-driven’ focus.  
iii. Peace and security for all: This resonates with the emphasis echoed by the ICESCR on peace, 
stability and security as prerequisites for promoting democracy and development. Under 
constitutional democracy, the ANC-led government had a duty to ensure that people were 
treated fairly and equally in line with the Constitution to maintain peace, stability and social 
cohesion, and progress. This is opposed to violence, much of which was perpetrated by the 
state security forces in the colonial and apartheid era. The relationship intersection between 
housing and social development is stability, safety and security. These elements are key for 
people to engage meaningfully in economic and social production (Huchzermeyer, 2001; 
Olufemi, 2000; Sobantu et al., 2018).  
iv. Nation building: For a country that emerged from political, racial and social fragmentation 
(Noyoo, 2003, 2006, p. 2; Ozler, 2007, p. 487; Patel, 2005), the RDP focuses on nation 
building in its fourth principle. In the light of the high rates of poverty and inequality 
associated largely with the black population, housing delivery became the central government 
focus to alter fragmented urban spatiality. Hohmann (2013) posits that housing facilitates the 
development of social capital, collegiality and nation-building through social relations which 
develop in human settlements. With its ‘multiplier effect’, housing also contributes to nation-
building through “alleviation of poverty as well as contributing to the redistribution of wealth” 
(Charlton & Kihato, 2006, p. 262) through “asset creation” (McLean, 2006, p. 1). The policy 
is underpinned by an ideology of inclusiveness and a bottom-up and rights-based frameworks 
to development (Charlton, 2013; Pithouse, 2009; Sobantu et al., 2018). In the light of the 
criticisms against the RDP housing programme, Pithouse (2009, p. 11) argues that “better 
alternatives in terms of cost, location, services and the quality of the structures” are required.  
v. Linking economic reconstruction and development: This fifth principle is one of the focus 
areas of social development (Midgely, 1995; Patel, 2015). As opposed to distorted 
development, the RDP emphasises improvements in healthcare, housing, water and sanitation 
as central for redistribution and sustainable development (Noyoo, 1999). McLean (2006) 
asserts that as an asset, housing has the potential to create wealth and help reducing poverty 
amongst the urban poor.  
58 
 
 
vi. Democratisation: The successful implementation of all the foregoing five principles depend 
on democratisation and participation. The principle of participation as it relates to housing 
seeks to position the beneficiaries and communities at the centre of all housing delivery 
efforts. Participation and democracy are the pillars of social development in a democratised 
society and is the one that creates spaces for citizens to participate meaningfully. Patel (2009, 
p. 21) observe that participation is the “barometer of democratisation” which ensures 
ownership and the generation of social capital and hence ownership of the human settlements 
environment. As opposed to tokenism in RDP housing (Manomano & Tanga, 2018), the RDP 
insists that participation and democracy should not be “confined to periodic elections… rather, 
[it is] an active process enabling everyone to contribute to reconstruction and development” 
(RSA, 1994a, p. 6).  
While the RDP policy is appreciated for having proposed “fundamental changes in the way the 
[apartheid] policy is made and programmes are implemented” (RSA, 1994a, p. 6), the implementation 
process of some of its programmes such as housing have arguably failed to meet the requirements of 
pro-poor development (Huchzermeyer, 2001).  Huchzermeyer (2001, p. 308) argues that in the RDP 
housing, the government “shifted from faith” as the process excluded the poor in its design and 
programme implementation. This research assumed that a cornerstone of the RDP, namely 
democracy, was not adhered to during the erection of houses for the poor and vulnerable. In many 
respects, poor and vulnerable people’s voices were silent in the planning and execution of RDP 
houses. Hence, Noyoo and Sobantu (2018) argue that voluntary housing delivery that is informed by 
a social development approach is highly likely to yield bottom-up housing outcomes for the urban 
poor and vulnerable.  
 The 1994 White Paper on Housing 
The ANC-led government’s ambition of providing one million houses in five years was articulated 
in the 1994 White Paper on Housing. Specifically, the government aimed at delivering 338 000 
housing units per year for five years by mobilising resources from both the private and public sector 
(Ngoasheng, 1995; RSA, 1994b). Informed by the RDP, the Housing White Paper targeted the 
delivery of housing for the poorest in the country (Mirika & Mainza, 2016; Mosselson, 2015; RSA, 
1994a, 1994b). The policy gave effect to the RDP policy which was a ‘developer-driven’ process. 
This meant that “projects were initiated, planned and built by private construction companies for the 
national and provincial governments” (Tissington, 2011, p. 21). Through the White Paper, 
government committed to allocating more financial resources, i.e. increasing the budget allocation 
for housing by 5 per cent on an annual basis (Gardner, 2004; RSA, 1994; Smit, 1999, p. 1). However, 
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Gardner (2004) and Pithouse (2009) criticise the government for having reneged on this commitment, 
with the declining budget share towards housing. Schneider (2004, p. 51) observes that: 
From 1998-99 to 2000-01, the percentage of the total national budget devoted to housing declined 
from 2.2 per cent [R4. 626 billion] to 1.7 per cent [R4. 075 billion]. By contrast, the percentage of 
the budget allocated to health and education remained about the same over this time (13 percent to 
13.3 per cent and 21.6 per cent to 20.8 per cent, respectively) while defence spending increased from 
4.9 per cent of the budget to 5.6 per cent. 
The White Paper acknowledged that the RDP housing programme had given rise to fragmented urban 
spatiality and urban sprawl characterised by dysfunctional settlements that had become centres of 
service delivery protests (Mirika & Mainza, 2016). As such, the policy aimed at creating inclusive 
integrated settlements through densification and mixed land use patterns (RSA, 1994b). Higher 
densities were proposed, also in the light of shortages of conveniently located land in the country. In 
the Housing White Paper (RSA, 1994), government identified seven key focus areas that were pivotal 
in realising the target of one million in five years:   
 stabilising the housing environment in order to ensure national benefit of state 
housing expenditure and mobilising private sector investment; 
 providing subsidy assistance to disadvantaged individuals to assist them to gain 
access to housing; 
 rationalising institutional capacities in the housing sector within a sustainable long-
term institutional framework; 
 facilitating the speedy release of servicing of land; and  
 co-ordinating and integrating public sector investment and intervention on a multi-
functional basis.  
Through the policy, qualifying individuals were able to access subsidies that would be channelled to 
private developers to construct 30 m2 housing units for each beneficiary. Applicants for subsidised 
housing had to earn R3 500 per month and must not have owned a house before (RSA, 1994; Rust, 
2008). Later, those who earned between R1 500 and R3 500 were required to pay R2 479 towards the 
cost of the house (Rust, 2008).  
 The 1997 Housing Act 
The 1997 Housing Act provides a regulatory framework for housing policy. The main aim of the Act 
is to “provide for the facilitation of a sustainable housing development process” (McLean, 2006, p. 
4). Section 2(1) of the Act stresses that government should urgently consider accelerating housing 
provision for poor and marginalised individuals and communities. Furthermore, the principle of fair 
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and just administration is emphasised insofar as the delivery process is concerned. To make housing 
meaningful to communities and individuals, the Act encourages government in its various tiers to 
engage meaningfully with its constituencies, especially in explaining delivery processes, getting 
consensus in key decisions and solving disputes. The government did not, however, provide any 
formulae for such engagement processes – hence the need for innovation to foster a participatory 
approach to housing delivery. To enhance stability and security, the Act proposes that various tenure 
options be made available which should be reasonable, socially and economically sustainable for both 
the government and most importantly, for the beneficiaries.  
The Act clarifies government’s interpretation of housing development, which resonates with the 
international law and domestic policies’ definition of housing delivery. Through the Act, the 
government intends to steer socio-economic, political and cultural development of South African 
urban communities. In the Act (RSA, 1997, p. 4), the government defines housing development as 
producing:  
… habitable, stable and sustainable public and private residential environments to ensure viable 
households and communities in areas allowing convenient access to economic opportunities, and 
to health, educational and social amenities in which all citizens and permanent residents of the 
Republic will, on a progressive basis, have access to: 
a. Permanent residential structures with secure tenure, ensuring internal and external privacy 
and providing adequate protection against the elements; and  
b. Portable water, adequate sanitary facilities and domestic energy supply. 
As any other policy, it stipulates the responsibilities of government at its different tiers and how 
housing delivery efforts would be funded at each stage. In Section 9(1)(i), the Act further mandates 
the local municipalities through the Members of the Executive Councils (MECs) to take measures to 
ensure that citizens in their constituencies have access to housing.    
 The 2008 Social Housing Act 
This Act and its guidelines were approved in 2007. Before then, the 2003 and 2005 Social Housing 
policies served as guidelines for the rental of social housing in South Africa. In the 2003 Social 
Housing Policy, social housing is defined as “a housing option for low-to-medium income persons 
that is provided by housing institutions, and that excludes immediate individual ownership” (RSA, 
2003). In 2008, the government promulgated the Social Housing Act to give effect to social rental 
housing. This Act (RSA, 2008, p. 8) defines social housing as:   
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[a] rental or co-operative housing option for low to medium households at a level of scale and built 
form which requires institutionalised management and which is provided by Social Housing 
Institutions or other delivery agents in approved projects in designated Restructuring Zones of public 
funding.  
The policy is a government initiative to engender a collaborative effort between non-profit VHIs and 
the private sector. Social Housing Institutions (SHIs) are an integral component of voluntary housing 
through registered SHIs, which are in different forms, including HAs and co-operatives. Chapter 5 
discusses in detail the emergence of SHIs and social housing in South Africa in the context of global 
trends. The Social Housing Policy (RSA, 2005a, p. 19) is clear in that social housing is not meant to 
deliver housing at scale, but to alter urban spatial inequities. To facilitate this, provincial governments 
and municipalities are required to identify restructuring zones (RZs), which are areas earmarked for 
the development of social housing to enable low-income households to have access to services in 
cities (RSA, 2008).  The roles of different government tiers are also outlined in the Act. Through this 
Act, government established the Social Housing Regulatory Authority (SHRA) to register, monitor, 
support and regulate SHIs. In the Act, a SHI is defined as an institution:  
 
… accredited or provisionally accredited under this Act, which carries or intends to carry on the 
business of providing rental or co-operative housing options for low to medium income 
households… on an affordable basis, ensuring quality and maximum benefits for residents, and 
managing its housing stock over the long term (RSA, 2008, p. 8). 
 
The government identifies general principles in the Act that are geared towards ensuring that human 
settlements facilitate nation-building, enable access to advanced services in the urban fabric and boost 
social and economic development that would benefit both government and the communities 
(Mosselson, 2015; Noyoo & Sobantu, 2018; RSA, 2008). Through these principles, the government 
commits towards promoting “integration, a demand-driven process” (RSA, 2008, pp. 8-10) that will 
create viable institutions.  
  
Similarly, the RDP, the 1994 White Paper on Housing and the 1997 Housing Act, the 2008 
Social Housing Act conforms to the Constitution and international law in its vision of creating 
socially and economically integrated human settlements. All this is in the context of the 
historical exclusion of largely black urban poor people from the urban canvas. As pointed out 
by Noyoo and Sobantu (2018), the third sector through non-profit voluntary housing efforts is 
more likely to contribute towards spatial transformation by providing conveniently located 
affordable housing for the urban poor.   
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 The 2007 Norms and Standards 
The initial policy standards were promulgated in 1999 and later revised in 2007. These are minimum 
technical and environmental standards that all standalone housing should comply in order to create 
viable, liveable and sustainable human settlements. The provision of viable and sustainable human 
settlements needs the co-ordinated efforts of various government departments as well as the civic and 
the private sector. The Council for Scientific and Industrial Research (CSIR) should be commended 
for its contribution in drafting the 1992 Red Book which contains useful guidelines for all relevant 
stakeholders as well as their responsibilities in ensuring that the minimum environmental and 
technical standards are met. Most importantly, the policy prescribes that all housing units should be 
connected to water, sanitation, street lighting, storm drains and electricity grids.  
The sad reality is that South Africa continues to be known for a huge number of informal settlements 
which shelter to more than 7 million of the country’s 54 million citizens (Stats SA, 2016) while the 
standards in the settlements are far below those determined adequate for human existence. Secondly, 
many criticisms have been levelled against RDP housing units whose quality and workmanship are 
far below the standards stipulated in the policy.  
 1998 Prevention of Illegal Eviction Act  
The 1998 Prevention of Illegal Eviction Act (PIE) gives effect to Section 26(3) of the Constitution 
which rules that “no one may be evicted from their home, or have their home demolished, without an 
order of court made after considering all the relevant circumstances.” This principle is also stressed 
by both the UNDHR and the ICESCR which emphasise that human settlements should foster positive 
civil and social relations rather than contestations leading to lawsuits and litigations. The main aim 
of the PIE Act is to promote the rights and dignity of vulnerable groups such as women, the elderly 
and people with disabilities. In instances of disputes, aggrieved parties are encouraged to engage 
meaningfully before involving the courts (RSA, 1998; Schneider, 2004). Democracy and 
participation are the key pillars of social development, upon which the post-apartheid South African 
agendas of nation-building, reconciliation and redistribution are premised (Giddens & Sutton, 2013; 
Pahad, 2009; Patel, 2015).  
 
Sections 4(6) and 4(7) of the PIE direct property owners and municipalities to act in the best interests 
of the would-be evictees by being ‘reasonable’. The principle of ‘reasonableness’ derives from 
Section 26(2) of the Constitution which mandates the state to take ‘reasonable measures’ to ensure 
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the realisation of the right to housing (RSA, 1996). Regarding evictions, the state or any private 
persons intending to evict tenants must be ‘reasonable’, in other words, they must have made 
arrangements to cater for the needs of the would-be evictees (Chenwi, 2015; RSA, 1998). 
‘Reasonable’ arrangements include providing alternative shelter, water, sanitation and children’s 
constitutional “right to basic nutrition, shelter, basic health care services and social services” (RSA, 
1996). By so doing, the Act seeks to ensure that the evictees will not slide into homelessness and be 
in distress, as occurred in the lawsuit involving the Grootboom, Olivia Road and Joe Slovo 
communities (Chenwi, 2015; Schneider, 2004; Sobantu et al., 2018). Provincial governments and 
municipalities are encouraged through the PIE to be innovative in dealing with the housing challenge 
in their jurisdictions and address the precarious living conditions of their urban poor. For example, in 
1999, the Cape Metro government adopted the Accelerated Managed Land Settlement Programme 
(AMLSP) which aimed at providing emergency assistance to families in housing crisis which were 
vulnerable to evictions (Schneider, 2004).  
 
 The 2004 Breaking New Ground policy 
The 2004 Breaking New Ground policy is an important document which endorses the aspirations of 
the 1997 White Paper for Housing. The policy is a result of wide consultation with various 
stakeholders. It acknowledges the housing delivery challenges that South Africa is confronted with 
and seeks to draw advice and expertise by taking “advantage of international best practice” (RSA, 
2004, p. 3; Pithouse, 2009).  
The policy adopts a different view from the popular government stance of problematising informal 
settlements to supporting the informal settlement upgrading process. It argues that this would help to 
integrate peripheral and marginalised settlements into advanced services and amenities in urban areas 
(Huchzermeyer, 2001). The government acknowledges that it needs a co-ordinated plan enriched by 
various stakeholders, and especially the beneficiaries themselves, to contribute towards sustainable 
human settlements (RSA, 2004, p. 13). More importantly, the policy links housing delivery to job 
creation, poverty alleviation through construction, infrastructure erection and management of the 
existing housing stock. For this research, these are some of the policy measures that could be used as 
levers to facilitate the roll-out of voluntary housing in South Africa.   
3.8. Tensions within South Africa’s housing policy arena 
As pointed out earlier in this section, the effectiveness of the country’s housing policy is hampered 
by constraints which need urgent attention by stakeholders. McLean (2006, p. 4) notes that the 
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country has several housing policies, many of which contradict one another or are not synchronised. 
For example, the 2005 Social Housing Policy specifies that social housing should prioritise reversing 
fragmented urban spatial trends as opposed to mass housing delivery (RSA, 2005a, p. 19). This 
prioritisation is, neither explicit in the Housing Act, nor is the mechanism for the subsidy-based RDP 
programme articulated in the Act (McLean, 2006). In the very least, this opens up opportunities for 
different interpretations of the housing policy, leading to contradictory ‘silo’ programmes, with added 
costs to the fiscus (Khan, 2003). In direct contradiction to the principle of democracy and participation 
espoused in the RDP policy, the Housing Act mandates the Minister, with no obligation to consult 
and engage with stakeholders, to publish the Housing Code which has housing amendments, from 
time to time (RSA, 1997). Such contradictions hamper the spirit of democracy and participation and 
meaningful engagement proposed in the Grootboom, Olivia Road and Joe Slovo litigations (Chenwi, 
2015; Schneider, 2004; Sobantu et al., 2018; Tissington, 2011).  
The lack of alternative tenure options is also a constraint raised by both Khan and Thurman (2001) 
and McLean (2006). With the main aim of delivering housing at scale, the government paid very little 
attention to developing rental housing stock, which is often carried out through densification and 
mixed land use in conveniently located RZs (Dave, 2010; Ford, 2010; Landman & Ntombela, 2006). 
Densification and mixed land use are known to enhance proximity to services and amenities and 
engender social integration (Dave, 2010; Ford, 2010). Because the RDP housing development was 
constructed largely on land previously identified by the apartheid government (Charlton & Kihato, 
2006), the developments perpetuated urban sprawl and disintegrated settlements, contrary to the 
RDP’s policy vision. These developments were carried out in isolation, with very little considerations 
to providing amenities and services connected to the settlements. Zack and Charlton (2003) point out 
that these settlements are costly for the beneficiaries in terms of transport to and from their 
livelihoods’ activities. This directly contradicts the RDP White Paper and the Housing White Paper’s 
visions of creating integrated, viable and sustainable communities. Concurring with Pithouse (2009, 
p. 9), Khan and Thurman (2001, p. 16) argue that pro-poor innovations, some of which were side-
lined by government, are needed to redirect delivery towards a pro-poor and participatory paradigm.   
 
The challenge of poor quality of the end product and lack of citizens’ satisfaction has also been 
acknowledged by government. Khan and Thurmann (2001, pp. 33-34) highlight that “seventy homes 
had no hand basins, baths, kitchen sinks and electrical geysers.” These contradictions, are not only a 
human rights violation, but are an illustration of a lack of a spirit of service – which runs contrary to 
the goals of the RDP. While Stats SA (2017) shows that more women have benefited from the RDP 
housing, issues of gender equality should always remain on the spotlight, especially in the light of 
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high rates of violence against women and children in South Africa (Radloff, 2016). Adequate housing 
for women is not only essential for “redressing the unequal balance of power between men and 
women” (Gandhi, 1987) but also because the lack of the former negatively affects mostly women 
(Gordon, Riger, LeBailly & Heath, 1980; Mulroy, 1988). Thus, the need for voluntary housing. 
 
3.9. Conclusion  
This chapter established the intersection of housing, social development and social policy. It argued 
that housing delivery is one of the key social welfare services, whose delivery has a potential gives 
impetus to redistribution, growth and creating employment. The chapter, as well emphasised the need 
for social policy to give effect to social development outcomes. Thereafter, it provided some details 
related to the genesis of South Africa’s housing policy followed by discussing the principles of 
adequate housing and the right to adequate housing. The right to adequate housing ensures that 
signatory states provide necessary conditions to realise adequate housing and in South Africa, the 
Constitution laid the foundation for the establishment of the financial and legislative framework to 
deliver adequate housing. The chapter also reflected on pertinent international laws and it discussed 
how they related to the South Africa policy context and how it is informed by the principle of right 
to adequate housing. Before concluding, the chapter pointed to some complexities and tensions within 
the South African housing policy which hamper a collaborative effort of providing adequate housing 
in the country.  
Despite the developmental policies existing in the country, their implementation has arguable not 
given birth to sustainable and viable settlements but rather replicated fragmented colonial and 
apartheid urban planning. Hence, as Khan and Thurman (2001) emphasise, there is a need for pro-
poor innovations where municipalities and other stakeholders will create spaces for beneficiaries to 
define their housing needs and be involved in the delivery, governance and maintenance of such 
structures. This resonates with Turners’ (1972) propositions that note that beneficiaries should be at 
the forefront of the housing delivery process to develop ownership, viability and sustainability of the 
settlements. In this regard, voluntary housing is known for its competency in promoting pro-poor 
voices in the planning and delivery of housing.  
The next chapter establishes the relationship between voluntary housing and social housing and also 
discusses how the two resonate with social development.  
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Chapter 4. Social development, voluntary housing and 
social housing 
4.1. Introduction  
This study adopted a social development lens in attempting to understand the housing challenges that 
affect the urban poor in post-apartheid South Africa and specifically, to develop a model to enhance 
voluntary housing delivery in the country. In line with the right to participation, as enshrined in the 
Bill of Rights of South Africa’s Constitution, the research assumed that a social development 
perspective to housing could help to put the urban poor at the centre of the housing delivery processes, 
especially in defining their housing needs and even contributing to governance issues (Noyoo & 
Sobantu, 2018). Firstly, this chapter discusses the manner in which social development emerged 
globally, and then how it was adopted in South Africa as a developmental approach to providing 
social welfare services. The chapter also establishes the strong key linkages that exist between social 
development and voluntary housing. It argues that these connections make voluntary better positioned 
to produce more developmental housing outcomes for the urban poor households. In addition, the 
chapter discusses the relationship between the voluntary sector, voluntary housing and social housing 
institutions. More important, in this relationship it is envisaged that non-profit VHIs would have 
reconfigured themselves to sharpen their competencies and be more developmental now when they 
are more aligned to government than the voluntary sector. Before concluding, the chapter also 
discusses social rental housing and the role of VHIs in the process in meeting housing needs, both 
internationally and in the local context, including the support that government extends to the sector 
in South Africa.  
 
4.2. The evolution of social development  
When discussing the rise of the social development approach, it is important to juxtapose it with the 
end of the Second World War. The impact of the two World Wars was enormous insofar as Europe 
was impoverished economically, socially and politically (Purdue, 2016). Efforts to rebuild the 
continent began to dominate development discussions in the immediate post-war period. The 
European states, including the United States of America (USA) interrogated possible solutions that 
would contribute to the transformation of the post-war European society. Among other strategies was 
the Marshall Plan, otherwise known as the European Recovery Plan, which was spearheaded by the 
US Secretary of State, George Marshall, who put in place socio-economic programmes towards post-
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war reconstruction (Purdue, 2016). Midgley and Conley (2010) and Noyoo (2015a) posit that social 
development became the preferred welfare approach, believed to have the capacity to stimulate 
infrastructure development, catalyse growth, generate social cohesion and improve people’s social 
well-being. European states then began to restructure their welfare policies in order to respond to the 
social and economic challenges of the time (Midgley & Conley, 2010, p. xiv; Noyoo, 2010; 2015a). 
For example, Britain applied social policy through the Poor Laws to address social deprivation while 
Germany’s social insurance programmes in the 19th century aimed at cushioning the poor from the 
effects of poverty and deprivation (Jimenez, Pasztor, Chambers & Fujii, 2014; Noyoo, 2010, p. 21; 
Patel, 2015). From the universalism of the early 19th century to Thatcherism in the 1980s, the 
European governments demonstrated their commitment to intervene in the provision of social welfare 
needs for their poor citizens (Lee, 1998; Noyoo, 2010; Patel, 2015).   
 
The founding of the United Nations (UN) in the 1940s set the tone and pace for social development, 
emphasising that “policy measures [should] protect the welfare of the vulnerable in society” (Noyoo, 
2010, p. 23). Since then, the UN has been at the forefront of stressing the need for “economic policies 
that are socially sensitive” (Mkandawire, 2004, p. 1), which put people first in development thinking, 
planning and practice (World Bank, 2005). Furthermore, the 1990 United Nations Development 
(UNDP) report argued that people are the “wealth of the nation” and should benefit from economic 
growth through deliberate redistribution strategies (Noyoo, 2015a; UNDP, 1990). This notion 
emerged from the lack of perceptible improvement in people’s well-being, notably in the developing 
world. In most of the developing countries in the 1960s, social justice did not accompany political 
independence and this posed a threat to political and social stability (Noyoo, 2004). Huge deficits 
existed in the area of human rights, healthcare and education, to mention a few (Matthew, 1995; 
Noyoo, 2000a, 2000b; Patel, 2005, p. 29; World Bank, 2005).  
 
In its pursuit to advance the social development agenda, the UN came up with the 2000 Millennium 
Goals (MDGs) which mandated governments and development institutions to come up with 
transformative programmes that would meet the needs of the poor (Sachs & McArthur, 2005; UN, 
2000). Both local and global partnerships were cited as mechanisms that nations could employ to 
reduce inequality, fight hunger, foster growth and redistribute incomes (UN, 2000). However, the 
MDGs have been criticised for their failure to address inequality and growing poverty in the 
developing world. Haines and Cassels (2004) call into question the significance of the MDGs in 
driving development, arguing that the policy heavily depended on the cooperation of developed 
nations in facilitating fair trade and the transfer of skills and technology. Despite these criticisms, 
Fukuda-Parr (2013) lauds the MDGs for having drawn the world’s attention to the complexities of 
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global challenges that perpetuate poverty and the need to prioritise fighting hunger. After 15 years in 
place, the MDGs were replaced by the 2030 Agenda for Sustainable Development Goals (SDGs) in 
September 2015. The SDGs mandate world governments and development institutions to engage 
directly with the key development challenges through transformative social policies (United Nations 
Research Institute for Social Development, 2018). Furthermore, governments are urged to mobilise 
development efforts in a manner that “leav[es] no one behind… attacking the root causes that generate 
and reproduce economic, social, political, environmental problems and inequities, not merely their 
symptoms” (United Nations Research Institute for Social Development, 2016, p. 32).  
 
Some development theorists proposed ways of accelerating growth in less developed countries 
(LDCs) because there had been, arguably no clear roadmap on how progress could be achieved. As 
the developed countries had realised much progress in industrialisation and economic growth, some 
scholars and development institutions proposed that the developing countries adopt the same 
development path that was taken by the former (Martinusen, 1997; Matunhu, 2011; Noyoo, 2015b). 
The proponents of this thinking were the modernisation theorists supported by the World Bank. 
According to this linear development route, the LDCs had to adopt the modern production systems 
and apply science to improve production and enhance the living conditions of their citizens (Gabriel, 
1991; Martinusen, 1997). This theory attracted criticisms, with many labelling it Eurocentric, 
reductionist and ethnocentric (Matunhu, 2011; Noyoo, 2004, 2015a; Sen, 1999; Willis, 2011). 
According to Matunhu (2011, p. 67), the theory undermined the culture of the people in the 
developing world and, more importantly, it failed to take note of the “causal powers of social 
structures”.  
 
Opposing the linear approach to development, the Dependency theorists argued that lack of 
development in the LDCs was chiefly a consequence of colonialism, racism and apartheid, which 
gave birth to unprecedented levels of poverty and deprivation (Sen, 1999). In addition, colonialism 
and globalisation had progressively eroded the indigenous social security systems (ISSS) that were 
underpinned by the relational values of solidarity, reciprocity and mutual aid (Noyoo, 2007; Noyoo, 
2015a; Patel & Wilson, 2004; Seepamore, 2018). Furthermore, the Dependency theorists attributed 
the slow pace of development in the LDCs to exploitation by the developed world and the structural 
challenges that included poverty, unemployment and inequality (Sen, 1999). To stimulate 
development in the LDCs, Sen (1999) argued that governments needed to work towards 
democratising their states and embracing the rule of law.  
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Today, there is global consensus that social development is the best social welfare approach through 
which economic progress can be harnessed towards improving the living circumstances of society. 
Midgley (1995, p. 250) defines social development as “a process of planned social change designed 
to promote the welfare of the population as a whole in conjunction with a dynamic process of 
economic development”. Gray, Mazibuko and O’Brien (1996) propose that social development is a 
continuum of interrelated activities that range from emphasising the agency of the individual, to 
stressing grassroots participation, up to careful choices adopted by social welfare policy. Through its 
multifaceted focus, social development seeks to address issues at the economic, cultural, political, 
and environmental levels, including household, community, regional and the country as a whole 
(Gray et al., 1996; Midgley, 1995; Noyoo, 2015a; Patel, 2015). In accordance with Midgley (1995), 
Varma (1990) in Gray et al. (1996, p. 35) emphasises a kind of development “with a renewed interest 
in human beings as the pivot of social development… as a comprehensive concept incorporating 
political, economic and cultural changes as part of deliberate actions to transform society”. 
 
Thus, social development is inclusive, holistic and progressive in its endeavour to enhance social 
well-being from economic policy (Midgely, 1995; Mkandawire, 2004; Noyoo, 2015). It is contrary 
to the confusion about social development in the 1950s and 1960s, which equated industrialisation 
and economic growth with social development (Gray et al., 1996, p. 34; Noyoo, 2015a). Hence, the 
Chinese government criticised its previous sole focus on economic prosperity at the expense of social 
dimensions such as human rights, education, healthcare and participatory approaches to development. 
It then adopted social development in responding to certain sectoral needs (Li, Chen & Powers, 2012). 
The Indian government also realised that it had neglected to meet human needs such as decent shelter, 
clean water, stable supply of food to avert hunger and more importantly, to promote human rights 
(Matthew, 1995). As highlighted above, social development as an approach to social welfare 
underscores the complementarity of social and economic facets of development. For example, 
sustained economic growth is required to eradicate poverty and inequality through deliberate social 
policy (Mkandawire, 2004). South Africa will thus need to invest in adequate housing delivery for its 
over seven million citizens who live in informal settlements in order to realise sustained social and 
economic progress.   
 
4.3. Social development in South Africa 
Perhaps a brief reminder of the challenges that confronted South Africa in 1994 is necessary as it 
justifies why social development is an appropriate approach to providing social welfare services such 
as housing in the country. Emerging from years of colonialism and apartheid in 1994, the country 
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faced numerous challenges that included poverty, inequality and unemployment (Brown & Neku, 
2005; Noyoo, 2004, RSA, 1994a). This is chiefly because social and economic policies before1994 
were exclusionary and led to huge discrepancies in access to economic opportunities and social 
welfare services and opportunities. For example, the current poor housing for blacks is a legacy of 
how colonial and apartheid social policy was underpinned by the ideology of exclusion (Matshoba, 
1980; Ozler, 2015; Sobantu et al., 2018). This is contrary to the integrated housing for the whites, in 
both pre- and post-1994 (Noyoo & Sobantu, 2018). In 1995, South Africa’s housing deficit was 1.5 
million, with more than 13 per cent in informal dwellings without flush toilets and electricity (Jenkins, 
1999; Ozler, 2007, p. 517; Tomlinson, 2015, p. 1). Hence, housing has long been at the centre of the 
struggle for social development, democratisation and the realisation of socio-economic rights in South 
Africa (Hohmann 2013; Huchzermeyer 2001; Sobantu et al., 2018). A need has always existed in 
South Africa for social policy to bear social development outcomes that promote social justice for 
families and communities (Midgley & Conley, 2010; Mkandawire, 2004; Noyoo, 2014, 2015a, 
2015b; Venter et al., 2015).  
 
Government has made strides in promoting social development, with the 1994 Redistribution and 
Development policy and the 1997 White Paper for Social Welfare being the main policy framework 
aimed at promoting growth and redistribution (Noyoo 2000; 2003; 2017; Patel, 1991; 2005; 2015). 
More importantly, the 1996 South African Constitution also set the tone for development while also 
creating an enabling environment for housing delivery and social development post-1994. Patel 
(2005, p. 98) applauds the Bill of Rights as a positive development that is “critical to building a united 
South Africa based on democratic values and social justice”. Through the pro-poor ideological values 
espoused in these policies, developmental social welfare programmes were initiated to provide 
welfare services for children, older persons, people with disabilities and women among other 
categories (Brown & Neku, 2005; Mamphiswana & Noyoo, 2000; Noyoo, 2017; Patel, 2005). 
 
In light of the country’s history of exclusion, social development, as articulated by Patel (2005, p. 96) 
employs holistic analytical tools to understand poverty and deprivation, and promotes the application 
of investment-focused solutions (Midgley & Conley, 2010, p. xiii). Sobantu, Maphosa and Zulu 
(2019, p. 4) further opine that social development is concerned with “the holistic environment [and 
wellbeing of] of the communities”. This is opposed to apartheid’s remedial approach where 
assessments were individualised and clients viewed as victims (Patel, 2005; Sobantu et al., 2019). In 
an unequal society like South Africa, assessments and interventions need to be holistic in order to 
effectively disentangle structural challenges and integrate the marginalised communities into the 
mainstream economic and social canvas (Midgley, 1995; Noyoo, 2015b; Patel, 2005).  
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Lombard (2007) emphasises that social development in South African society requires deliberate and 
thoughtful steps at all levels of planning to ensure that interventions are people-centred. She asserts 
that social development is 
 
…distinguished as (1) an ultimate (end) goal of development activities; and (2) as an appropriate 
approach to social welfare and thus an intervention strategy that incorporates social and economic 
processes to achieve social development as its ultimate goal (Lombard, 2007, p. 299). 
 
In agreement with Lombard (2007), Patel’s (2005) themes provide a useful framework for the 
deliberate and conscientious application of social development. Patel played a key role in shaping the 
character of social development in South Africa, especially through her 1991 ground-breaking 
doctoral research, with her ideas being incorporated into the 1997 White Paper for Social Welfare. In 
order to address distorted development that is visible in high levels of poverty, growing inequality 
and unemployment, Patel (2005, p. 98) proposes five key pillars of social development. These are i) 
welfare pluralism through partnerships, ii) rights-based approach, iii) establishing a deliberate 
relationship between social and economic development, iv) ensuring democracy and participation in 
development, and v) maintaining a link between the macro and micro divide in development.  
 
The following section fleshes out the pillars of social development proposed by Patel (2005) with a 
view to linking them to housing delivery. 
 
 Social development partnerships 
Consonant with the SDGs’ emphasis on partnerships (UN, 2015), Patel (2005) and the 1997 White 
Paper for Social Welfare strongly advocate a pluralist approach to the provision of social welfare 
services. The 1997 White Paper sought to establish a “new social welfare system that would build a 
self-reliant nation in partnership with all stakeholders through an integrated social welfare system” 
(Ministry of Welfare and Population Development, 1997). With government providing financial and 
policy support, the stakeholders that include the non-profit voluntary institutions, the informal and 
formal business sectors, act as government contractors in a pluralist fashion to render social welfare 
services (Patel 2005, p. 96). Because of the numerous challenges that the poor are confronted with in 
South Africa, the ANC-led government urgently requires such a collaborative effort in providing 
welfare services. Patel (2005, p. 107) asserts that, because of 
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resource constraints and the neglect of basic needs over many years, [hence] government, civil 
society, corporate social investment and occupational social service programmes should be provided 
through a collaborative partnership. 
In order to create an enabling environment, government has since 1994 promulgated various policies 
to guide different kinds of non-profit organisations in rendering welfare services and in conducting 
development programmes. For example, the 1997 Non-Profit Organisations (NPO) Act provides for 
the registration and monitoring of non-profit organisations that are focused on providing services to 
the people with disabilities (PwDs), victims of substance abuse and chronic illnesses to mention a 
few (Patel, 2005). Cooperatives are registered under the 2005 Cooperatives Act and are viewed as 
central in creating employment, alleviating poverty and stimulating economic growth and 
redistribution (RSA, 2005a). Cooperatives in agriculture (Abor & Quartey, 2010; Ortman & King, 
2006) and in tourism (Aref & Gill, 2009) have played a pivotal role in developing rural economies 
and creating jobs and in the process, have contributed immensely to social development. 
Igiraneza (2018, p.1) stresses the important role of cooperatives in social development: 
Cooperative enterprises are instrumental in providing opportunities for productive employment as 
well as offering services such as health care, education, credit, improved infrastructure and 
sustainable energy. They are guided by values of social dialogue and democracy, and are often 
rooted in local communities, making them a sustainable option for achieving development. 
It can therefore be noted from the above that cooperatives result from voluntary actions just like 
voluntary housing, and both of them serve as conduits for social development. In the case of housing 
delivery, housing associations (HAs) and cooperatives have been contracted by government to 
provide mainly social rental housing through Social Housing Regulatory Authorities (SHRAs). 
Government funds these independent non-profits, which are also known for their bottom-up 
participatory approaches and are also accountable and efficient (Coatham, 1996; Patel, 2005). Patel 
(2005, p. 108) observes that “close to a quarter of voluntary organisations focus specifically on social 
services and have expertise, infrastructure and other resources that could complement public 
provision”.   
 Social development, voluntary housing and the rights-based approach  
Patel (2005) proposes that the provision of social welfare services in post-apartheid South Africa 
should be guided by a rights-based approach. This approach to welfare services provision is 
articulated in the Bill of Rights with its social justice premise that contends that people have the right 
to minimum standards of living (Noyoo, 2017; Patel, 2005). This stance is informed by the realities 
of colonial and apartheid neglect of the largely black poor South African citizens by governments of 
the past orders, especially in the area of housing (Patel, 2005). Hohmann (2013), Patel (1992) and 
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Sobantu et al. (2018) argue that housing delivery is inseparable from the human rights and social 
development discourse because of its strategic capacity to steer economic growth, address poverty 
and reduce inequality. According to Patel (2005, p. 98), rights-based approaches seek to promote 
“social justice, a minimum standard of living, equitable access and equal opportunities to services 
and benefits, and a commitment to meeting the needs of all South Africans”. With specific reference 
to housing delivery, the ANC-led government oversaw the promulgation of a range of developmental 
policies informed by international law such as the UNDHR and the 1966 ICESCR. The Constitution 
of South Africa, and its Bill of Rights, the RDP policy and the White Paper for Social Welfare, all 
emphasise the multiplier effects of housing as a tool to promote social justice. This is because housing 
connects citizens to education, healthcare, water, food and sanitation, to mention a few (ICESCR, 
1966). Social development underscores the “interconnectedness and indivisibility of socio-economic 
rights, and civil and political rights” (Patel, 2005, p. 98) in a bid to achieve egalitarianism. Implicit 
in Patel’s (2005) rights-based approach theme is the notion that social development is inclusive 
insofar as development should not leave anyone behind, irrespective of gender, race, sexual 
orientation or ethnicity.  
 
 Conjoining economic and social development  
In 1991, Moll, Nattrass and Loots (1991, p. x) warned that, because of inequality (amidst poverty), 
in South Africa, there was an urgent need for “income redistribution from rich to poor… to achieve 
a stable and democratic society”.  The third pillar of social development, as proposed by Patel (2005) 
concerns conjoining the social and the economic streams of development. This is chiefly because 
colonialism and apartheid left other races on the margins of economic participation and neglected 
their social needs as well (Muller, 2011; Noyoo, 2002; Ntema, 2011). Patel (2005, p. 103) stresses 
that the social and the economic facets of development complement each other and “one cannot 
replace the other”. Arku (2006) and Mkandawire (2004) also point out the strong intersection between 
a viable and a sustainable economy and a society whose people have adequate housing and who are 
well taken care of in terms of basic services such as healthcare, sanitation and water. The White Paper 
for Social Welfare and the RDP policy among others, seek to stimulate growth and promote 
redistribution (Noyoo, 2004, 2005). According to McLean (2006), housing delivery plays an 
important role in creating employment, promoting growth and income redistribution. Based on the 
huge housing deficit, perpetual poverty and unemployment, there is a need for housing delivery 
avenues that are driven by a social development approach, which has a high likelihood of integrating 
the social and the economic dimension of development and linking them to housing delivery.  
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 Democracy and participation  
Democracy and participation are promises made in the Freedom Charter which were viewed as a 
precondition for accountable development practices (ANC, 1955). Pahad (2009, p. 21) also identifies 
the value of participation as a symbol for democratisation. Social development is premised on 
democracy, accountable governance and bottom-up participatory approaches where the poor are able 
to define their needs, be at the forefront of development programmes and even evaluate progress 
(Krishna, 2003; Turner, 1972). The essence of democracy is “promoting political equality, the 
protection of liberty and freedom and the defence of the interests of the people of a society” (Patel, 
2005, p. 105). Participatory processes are the pillars of a democratic society, with people taking 
ownership of their development and thus leading to sustainable development initiatives (Ife, 2002; 
Patel, 2005). Participation is an intangible right that is enshrined in the Constitution, the Bill of Rights 
and the RDP policy framework and it needs to be promoted to improve the quality of people’s lives. 
Voluntary organisations, especially the grassroots non-profit organisations, are known to create 
spaces for citizen participation, promoting democracy and targeting poverty (Krishna, 2003). The 
RDP housing programme has been criticised for undermining beneficiary participation and therefore, 
lack of accountability.  
 Macro and micro divide  
Social development calls for governments to come up with policies that would bridge the dichotomy 
between micro and macro interventions (Patel, 2005). In a highly unequal society such as South 
Africa, it is imperative to promote the participation of individuals, families and communities in 
enterprises that are geared towards employment and wealth creation. This would include pro-poor 
preferential tendering in housing delivery, agriculture, fisheries and wildlife economies. Instead of 
focusing only on the traditional case work interventions that have a tendency of individualising 
human problems, social development is interventionist (Midgley & Conley, 2010; Noyoo, 2014, 
2015) and hence “expand[s] its methods to include group, organisational, community and research, 
and policy interventions” (Patel, 2005, p. 110). In a globally dynamic and complex environment, 
individuals and communities need to be empowered through human development-enhancing 
interventions such as education and skills training to improve their capacity to compete in the macro 
economy. Invariably, this also empowers the poor to be active participants in development, especially 
in housing delivery.  
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4.4. Linkages between voluntary housing and social development  
Planners, housing practitioners, researchers and policy developers need to rethink the role of housing 
in fighting poverty, unemployment and inequality in post-apartheid South Africa. Mainstream mass 
housing delivery in South Africa has arguably not yielded the much-anticipated outcomes of well-
located quality housing for the urban poor (Huchzermeyer, 2001; Noyoo & Sobantu, 2018). 
Huchzermeyer (2001) and Venter et al. (2015) argue that the government lacks political will to 
deliberately link housing delivery with services and amenities in order to facilitate growth and 
redistribution (Noyoo, 2004). Thus, voluntary housing and its outcomes resonate with the goals of 
social development.  
 
VHIs, as non-profit organisations and an important ‘third arm’ in social welfare service provision, 
have contributed immensely to delivering sustainable human settlements (Dunn, 2000; Patel, 2005; 
Purkis, 2010). These institutions are dynamic in their outlook and collaborate with government and 
other stakeholders rather than working as standalone entities (Cepel, 2011). While receiving financial 
support from government, the voluntary housing sector has remained independent and autonomous. 
Drawing together skills and expertise from different stakeholders is one of the sector’s key 
competencies (Ibem, 2010; Patel, 2005). For example, Madulamoho Housing Association (MHA) in 
Johannesburg and Cape Town has forged partnerships with Metro Evangelical Services (MES) in 
addressing crime, drugs and alcohol abuse as well as ‘streetism’ (Madulamoho, 2017; Mosselson, 
2015). The institution also teams up with other childcare organisations which render on-site crèche 
services and a range of recreational activities for children at its facilities (Madulamoho, 2017). Such 
initiatives have a developmental benefit for both children and their parents. Lee (2017, p. 54) points 
out that on-site childcare facilities “relieve the burden of younger family members’ carer roles… [to] 
concentrate on work and productivity” and thus improving income and nutrition for the families.  
 
Voluntary housing is further lauded for promoting the participation of beneficiaries and communities 
in development. Participation is one of the pillars of social development that is also enshrined in the 
Constitution and the Bill of Rights. In Germany, beneficiaries of voluntary housing have a voice on 
governance issues and participate in neighbourhood watch committees, community gardening, street 
cleaning and free language training for refugees and immigrants (Crites, 2017, pp. 8-9; Droste & 
Knorr-Siedow, 2007). This enhances collective ownership of human settlements, generates social 
capital and “relational reciprocity, care and civic virtue” (Drover, 2000 in Patel, 2005, p. 99). Such 
proactive involvement of the beneficiaries is a key factor towards realising inclusive, safe, viable and 
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sustainable urban environment, which promotes peace and development (Ife & Tesoriero, 2006; 
Midgley & Conley, 2010; Patel, 2005; Sobantu et al., 2018).  
 
In the UK, Netherlands, France and the USA, VHIs are known for providing social services to their 
beneficiaries, especially the vulnerable categories. These services include in-house, 24-hour medical 
services, social work services and gym facilities to mention a few (Crites, 2017; Elsinga & 
Wassenberg, 2007). Among other competencies of VHIs in the Netherlands is the delivery of high-
quality, affordable housing that comes in variable tenure options (Dutch Association of Social 
Housing Organisations (DASHO), 2013). DASHO (2013, p. 1) articulates that they “contribute to the 
quality of life in the neighbourhoods… account for some 60 per cent of the construction of new 
dwellings in the Netherlands and invest in areas such as care, student housing and sustainability”.  
 
Such initiatives provide care for the vulnerable individuals by linking housing to employment, health, 
sanitation, water and food security, as outlined in international law (UN, 1948; 1966). South Africa 
needs to implement more redistributive programmes that link the poor to economic opportunities and 
social services and amenities. This is in line with the rights-based approach in one of the pillars of 
social development, which focuses “on the needs of most disadvantaged in the society” (Patel, 2005, 
p. 98).  
 
Most importantly, voluntary housing is multifaceted in nature, with a special intent of driving gender-
inclusive development processes. By so doing, it is more likely to address the post-apartheid 
challenges of “inequalities derived from class, race, gender, age, disability and sexual preference” in 
housing access (Patel, 2005, p. 99). Among many shortcomings, the RDP housing programme is 
criticised for having failed to address the needs of female-headed households and women in general 
(Fish, 2003). This is despite the reality that women are poorer than men: “20-45 per cent of 
households in informal settlements are female-headed… living in worst housing conditions” (Fish, 
2003, p. 405; Raniga & Ngcobo, 2014). More voluntary initiatives are increasingly becoming aware 
that women “lack the power to change their lives due to both personal and systemic factors” (Patel, 
2005, p. 366) and hence these initiatives prioritise women in their programmes. Prioritising women 
in development in general, and access to housing in particular, bears wide-ranging social development 
benefits. For example, women’s advancement yields “immediate and long-term [positive] 
consequences for a child’s social development and level of education attainment” because of the 
central role played by women in child caring responsibilities (Mulroy, 1988, p. 19, 155). Education 
and childcare are huge social investments that contribute to the “future functioning of people” 
(Lombard, 2011, p. 535).  
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4.5. The development of the voluntary sector and voluntary 
housing   
Voluntary housing emerged from the well-established practice of voluntarism. This means that the 
history of VHIs is inseparable from that of the voluntary sector. The sector predates the two World 
Wars in Europe and colonialism in Africa (Cepel, 2011; Davies, 2008; Thomas, Muradin, Groot & 
Ruiiter, 2010). Coatham (1995, p. 28) and Mullins (1998, p. 128) trace the sector back to the 12th 
century, with charitable trusts at the forefront of providing voluntary housing and services such as 
water and sanitation. Other development theorists such as Hall and Midgley (2004) observe that 
voluntarism became a common avenue of providing welfare services in the 1600s and it was 
consolidated as part of post-war reconstruction efforts in Europe. The lack of capacity of municipal 
resources, especially in the developing countries to address the numerous housing challenges, gave 
an opportunity for voluntary, housing-led partnerships to emerge and provide complementary housing 
services (Ibem, 2010; Ikekpeazu, 2004). VHIs are known for organising partnerships with other urban 
private or public stakeholders to provide affordable housing. In the USA, voluntary housing mostly 
relied on the corporate sector, with businessman David Rockefeller calling on Public-Private 
Partnerships (PPPs) to work together in addressing the urban challenges that crippled New York City, 
Chicago and the waterfront Baltimore between 1960s and 1980s (Davis, 1986; Holman, 1968).  
 
Not only did the voluntary sector focus on housing delivery, but it helped in promoting other social 
and political freedoms. For example, in 1839 Anti-slavery International spearheaded the movement 
to abolish slavery (Davies, 2008; Lindenberg & Bryant, 2001). In the 1880s, the Salvation Army and 
the London Charity Organisation Society (LCOS) played an instrumental role in promoting workers’ 
rights (Payne, 2005). The promotion of civil and political rights in America was a collective project 
involving a number of voluntary organisations, which lobbied for equal rights and dignity for all, 
irrespective of race (Lindenberg & Bryant, 2001; Payne, 2005; Phofi, 2010). In the 1700s, faith-based 
voluntary organisations in Europe and later in the Middle East bridged welfare service gaps by taking 
care of the poor through feeding schemes, providing shelter for the elderly and people with disabilities 
(Payne, 2005; Phofi, 2010). Jewish and Catholic voluntary organisations in Europe, Buddhist 
groupings in East Asia and Muslim societies in the Middle East also made available food, shelter and 
health services to the needy (Davies, 2008).  
 
Drawing from the growing impact of voluntary initiatives by non-profits, the US government funded 
a number of NGOs across Latin America and Africa, many of which were initially viewed as a 
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panacea for addressing developmental challenges such as poverty (Davies, 2008; Elliot, 1987; 
Mitchell-Weaver & Manning, 1991). The United Nations Development Agency (USAID), the World 
Bank and the French and British governments extended funding and advisory support services to non-
profit community development initiatives in the third world (Thomas et al., 2010). It could, however, 
be argued that such initiatives also served to maintain the hegemony of the imperial powers of Europe 
and the USA over former colonies, most of which were also confronted with huge service delivery 
deficits (Davies, 2008; Thomas et al., 2010).  
 
In South Africa, the origins and consolidation of the voluntary sector is linked to the advancement of 
white supremacy during the colonial and apartheid administrations (Fish, 2003; Payne, 2005; Phofi, 
2010; Seekings, 2006). VHIs were contracted by government as Social Housing Institutions (SHIs) 
(Van Wyk & Jimoh, 2015), a trend that continued after 1994 (RSA, 2008). These non-profits ranged 
from HAs and cooperatives and commenced by providing subsidised social rental housing to cushion 
poor whites from housing distress, deepening poverty and deprivation (Fish, 2003; Noyoo, 2015; 
Ntema, 2011; Payne, 2005; Phofi, 2010; Seekings, 2006). Despite the lack of housing of the largely 
black urban poor, special attention was given to whites and this approach was driven by the ideology 
of exclusion (Patel, 2015; Payne, 2005; Seekings, 2006). Payne (2005) argues that the establishment 
of most voluntary welfare organisations, including Child Welfare in 1900 and even the Dutch 
Reformed Church’s initiatives, solely advanced the interests of the white minority (Payne, 2005). In 
contrast, the pro-democracy civil society campaigned strongly against the colonial and apartheid 
regimes’ purposeful disfranchisement and impoverishment of the black majority (Patel, 1995; Patel 
& Wilson, 2004).   
 
The period of 1990-1994 marked a defining moment in the history of the voluntary sector in South 
Africa. It is the time when the ban against the ANC was lifted and incidents of crime, unemployment 
and poverty had escalated to unprecedented levels, opening up an opportunity for political and civil 
rights activism (Patel, 2015; Payne, 2005). Later, the post-apartheid, ANC-led democratic 
government laid the foundation for a policy shift towards pro-poor welfare services (Noyoo, 2005; 
Patel, 2015). With the 1997 White Paper for Social Welfare and the 1996 Constitution serving as 
blueprints for bottom-up service delivery, partnerships were viewed as a means of integrating 
grassroots voices into development, and most importantly, to foster redistribution and nation building 
(Graham, Patel, Ulriksen, Moodley & Mavungu, 2013; Patel, 2015). Through the 1997 Non-Profit 
Organisations (NPO) Act, government, grassroots communities and business corporates have been 
able to forge partnerships, with the former funding development initiatives and the latter bringing 
skills and expertise. In housing delivery, partnerships were initiated, mostly through the 2003 and the 
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2005 social housing policies and later, the 2008 Social Housing Act to invite HAs and cooperatives 
to provide social rental housing and affordable rental housing (RSA, 2003, 2005a, 2008; SHRA, 
2018a, 2008b).  
 
Today, these non-profits (registered as SHIs under SHRA) have evolved to become more profit-
oriented institutions, more government-slanted with some having lost their original pro-poor and 
bottom-up focus. However, with the housing challenge that confronts the South African government 
and the urban poor, it is important to acknowledge the ideological roots and the people-centred 
characteristics of these voluntary non-profit organisations (now registered as SHIs) and consider re-
igniting them with the aim of bridging the housing deficits in the country and empowering the poor. 
 
4.6. Definition of social housing  
Social rental housing is a common international form of housing delivery, which is of interest to this 
study because most of the formal non-profit VHIs which are registered as SHIs contribute to this kind 
of housing. While it is key to enhance the capacity of VHIs within the social rental sector, these 
institutions also need to wean themselves out of government subsidies and be financially sustainable 
to provide varied tenure and housing options to cater for the different urban poor categories. 
Currently, VHIs play an important role, as housing delivery institutions in the social rental sector.  
 
In its outlook, South Africa’s social rental housing is informed by the European context and models, 
especially from the UK and the Netherlands. SHIs in South Africa are well-organised entities and are 
made up of VHIs such as HAs and housing cooperatives registered under SHRA for regulation and 
funding purposes (RSA, 2003, 2005a, 2008). SHRA is an agency of governance which took over 
from Social Housing Foundation (SHF) in 2010. The latter contributed immensely to drafting the 
social housing policy, the social housing toolkit and the accompanying guidelines (SHRA, 2018a, 
2008b; RSA, 2008). Worldwide, the objective of social rental housing is a unified one  to offer 
quality, well-located housing at subsidised rates for the low-income citizens (Fish, 2003, p. 404; 
Mullins, 1998, p. 125; Reeves, 1996, p. 7). Internationally and locally, the role of voluntary non-
profits in driving social rental housing is widely acknowledged.  
 
In South Africa, there are numerous institutions that provide support to SHIs and each has its own 
understanding of social housing. SHF defines the sector in terms of its key attributes, which it refers 
to as pillars. As shown in Figure 4.1 below, these pillars are varied tenure options, targeting the low-
income persons who earn R1 500 and R7 500, its delivery agents, location, the scale of delivery and 
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housing densities. Municipalities have a responsibility to identify areas for developing social housing 
and these are referred to as Restructuring Zones (RZs). The government, through SHRA and 
municipalities, then extends funding in the form of Restructuring Capital Grants (RCGs) to initiate 
social rental housing development (RSA, 2008). The diagram below illustrates the SFH pillars3. 
 
 
 
 
 
 
 
 
 
 
 
 
 
   
 
 
Figure 4.1: Key attributes of social housing 
Source: Bertoldi and Reid (2010) 
 
SHF and the National Association for Social Housing Organisations (NASHO) (2013) concur that 
social housing is a partnership between government and SHIs, aimed at social and economic spatial 
reconstruction. HDA and NASHO also stress that these organisations have a reputation for providing 
quality, affordable housing for the low-income households that were excluded in colonial and 
apartheid housing delivery processes. Social rental housing is one example of how social policy can 
be tailored to respond to the historical injustices of South Africa and contribute to a healing process 
in a social development manner. Hence, the contribution of non-profit VHIs in the delivery process 
is acknowledged.  
 
                                                 
3 The household incomes have been reviewed upwards to R5 000 – R15 000 AS OF 2018. This can be verified at: 
http://www.shra.org.za 
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SHRA plays an important regulatory role in social rental housing in South Africa. Its definition of 
social rental housing includes aspects of tenure, type of management and location of such a type of 
housing. It defines it as  
 
…a rental or co-operative housing option which requires institutionalised management which is 
provided by accredited social housing institutions or in accredited social housing projects in 
designated restructuring zones (SHRA, 2017). 
 
Fish (2003) also emphasises the management aspect and tenure of the former. The type of tenure is 
important in housing as it determines stability, security and the extent of investment that beneficiaries 
can commit on their housing infrastructure and neighbourhood (Kellet & Moore, 2003). Reuschke 
and Houston (2016) argue that stable and secure tenure options not only foster the positive 
development of families but are also key in providing a market for local businesses. More important, 
in Fish’s definition of social rental housing is the independent and autonomous voluntary non-profit 
housing institutions that are the main delivery vehicles. Fish (2003, p. 404) defines social rental 
housing as   
 
…good quality, well located, subsidised housing, managed by independent institutions that use 
participatory management approaches involving residents. Social housing can operate in a range of 
tenure forms, with the exception of immediate, individual ownership, and can be new or existing 
building, flats or cluster houses.  
 
Also expressed in the above except is the type of infrastructure or building typology that is commonly 
used for social rental housing. In most instances, high-rise buildings are convenient for high densities, 
mixed land-use, offering integrated services (Charlton, Silverman & Berrisford, 2003; Davies, 2008; 
Ford, 2010; Noyoo & Sobantu, 2018). High densities are known to promote social cohesion and social 
capital, which are central for stability and economic development of communities (Dave, 2010; Ford, 
2010; Noyoo & Sobantu, 2018).   
 
4.7. The international trends in social rental housing and the role 
of VHIs 
HAs and housing co-operatives are a worldwide feature and South Africa’s context draws 
considerably from Europe, especially the UK and the Netherlands. Countries that include the US, 
Canada and France among others also borrow from the UK and the Netherlands’ experiences 
(Coatham, 1995; Mullins, 1998). To assist in giving a global perspective of social rental housing and 
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the role of the non-profit VHIs, this section will examine the examples of the UK, Netherlands and 
France before focusing on the South African context.  
 
 The United Kingdom context 
In the UK, HAs are the main drivers of voluntary housing, organised into SHIs (Malpass, 2001; 
Coatham, 1995; Mullins, 1998; Purkis, 2010; Reeves, 1996). The history of voluntary housing in 
Britain is linked to alms houses and charitable trusts which first emerged in the 12th century, facilitated 
mainly by HAs among other non-profits (Coatham, 1995, p. 28; Dunn, 2000; Hertzel & Szymanski, 
1981; Mullins, 1998, p. 128; Purkis, 2010; Whitehead, 2007). Whitehead (2007, p. 57) defines HAs 
as “non-profit independent landlords with the responsibility to provide [housing] for particular groups 
of mainly low-income households”. As voluntary housing initiatives, HAs’ main goal was understood 
to cater for the indigent, the poor and the marginalised in the UK. Municipalities across the UK 
established their own SHIs, also catering for the low-income citizens from all racial groups (Malpass, 
2000; Coatham, 1995; Reeves, 1996; Whitehead, 2007). In the post-World War II period, the sector 
became instrumental not only in providing dignified ‘Homes for Heroes’, but also served as a strategy 
for reconstruction and urban renewal of inner cities such as Manchester and Glasgow (Dunn, 2000; 
Malpass, 2000; Reeves, 1996). Since the 19th century, over 2 000 non-profit HAs and 200 
municipality-led SHIs had, by 2007, benefited from government subsidies (Whitehead, 2007).   
 
Housing policy shifts in the 19th century resulted in shrinking social rental housing stock, especially 
in the municipality-led portfolios.  Through the 1919 Town Planning Act, the 1935 Housing Act and 
the 1989 Housing Act, government was able to transfer municipality stock to independent and 
autonomous HAs management (Malpass, 2001; Harrison & Reeve, 2002). The transfers served as an 
acknowledgement of the expertise and competency of non-profit VHIs. By 1979, the number of HAs 
had grown to 5.5 million units under their HAs management, accounting for about 31 percent of the 
country’s 17.7 million units (Hills, 2007; Whitehead, 2007, p. 54). Subsequent policy shifts that 
promoted home ownership adversely affected HAs, resulting in a contracted portfolio of just 4 per 
cent of the total housing stock while councils accounted for 19 percent. However, lateral transfers 
continued, and between 1998 and 2008, 1.3 million homes had been processed, resulting in over 5 
million units in Britain under the HAs in this period. HAs also acquired new stock from the market 
and also built new units to improve their footprint in voluntary housing delivery. Figure 4.2 below 
shows the proportion of municipal social rental housing to that provided by HAs and how the sector 
was continuously reconfigured through demolitions, new acquisitions and transfers between these 
two managements.    
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Figure 4.2: Reconfiguration of the SH sector in the United Kingdom 
Source: Adapted from Hills (2007, p. 8) 
 
 
4.7.1.1. Tenants of social rental housing sector  
Social housing in the UK has maintained its initial focus of responding to the national housing needs 
of the poor and those with priority needs. Since the mid-1980s, social housing has targeted the low-
income bracket and those in financial distress (Coatham, 1995; Malpass, 2001; Mullins, 1998; 
Reeves, 1996). As at 2007, tenants of social rental housing were the “young and old, lone parents, 
retired or economically inactive” (Whitehead, 2007, p. 64). Despite its benefit to the urban poor, there 
have been criticisms that the system creates pockets for the poor, which does not support social 
integration. The concentration of the unemployed, dependent and single parent households in 
municipal housing is a common concern. For example, “almost two thirds of households and 42 per 
cent [of social housing] include someone with serious medical conditions or disability” (Whitehead, 
2007, p. 64). Maclenan and Williams (1990) point out that across the country, there is glaring 
evidence of socio-economic deprivation for the majority of social rental housing beneficiaries, for 
example 10 per cent of municipal social housing tenants are unemployed. On the positive note, all 
racial groups are represented in social housing in the UK with tenants from black and minority ethnic 
(BME) groups; from Indian and Chinese origin while some proportions of Pakistani and Caribbean 
origin have also secured occupancy. Over and above the institutional subsidies, tenants also receive 
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housing benefits plus discounted weekly utility charges (Whitehead, 2007). While much financial 
support was received from government, the indelible role of VHIs in providing management and 
expertise cannot be contested.  
 
4.7.1.2. The social and economic benefits  
Both HAs and municipal social rental housing in the UK target the urban poor, the indigent and the 
marginalised individuals and households who cannot afford market rentals or who cannot buy their 
own housing from the market (King, 2006; Whitehead, 1991; 2007). By 2007, two thirds of 
households in social housing were in the low-income bracket and these included older persons, 
women single parents and people living with disabilities (Whitehead, 2007). By virtue of qualifying 
for a social rental housing benefit, beneficiaries also receive a housing benefit, which some have the 
screening criteria as exclusionary and market-oriented (Whitehead, 1991, 2007). King (2006, p. 11) 
defines a housing benefit as 
 
…. a means-tested housing allowance paid to low-income households in rented accommodation. It 
is non-contributory and administered through local authorities. Claimants can receive up 100 % of 
their rent subject to local restrictions, their income and savings. 
 
Unique to the UK’s social rental housing are the developmental management practices that were 
promoted by Octavia Hill in the 19th century, which permeated the whole sector, influencing the social 
relations between beneficiaries and management (Malpass, 2001). Through Octavia Hill’s influence, 
beneficiaries of social housing were known to have been treated with respect, human dignity and self-
determination (Malpass, 2001). Octavia Hill was a social worker by profession who became a 
renowned British voluntary housing activist in the 19th century (Malpass, 2001). Drawing from the 
social work values of self-determination plus the ‘strengths perspective’ and anti-oppressive 
emancipatory practice theories, she believed that all families had the ability to contribute towards 
affordable quality housing (Malpass, 2001). Her commitment to social justice and human rights ideas 
still shape the character of social housing to date. 
 
Economically, social housing in the UK is known to have been pivotal in the post-war urban renewal 
and reconstruction. The reconstruction of Manchester and Glasgow slums and dilapidated downtowns 
are examples of such renewals. Here, squalid urban centres were transformed into modern cities with 
infrastructure that later attracted business investments, tourism and capital inflows from infrastructure 
development. Maclenan and Williams (1990) indicate that HAs played a key role in enhancing 
85 
 
 
community ownership and hence economic investment thus contributing to growth and employment 
creation.  
 The Netherlands context  
More than in any other European country, social rental housing in the Netherlands “has always had a 
very special status”, playing a key role in housing all income groups; both high and low-income 
earners (Kempen & Priemus, p. 2002). The Dutch experience is viewed as a good practice model, 
primarily because the sector is large and well established, with relatively good quality units on offer 
and only minimal subsidies from the state (Hoekestra, 2013, p. 1). High- and middle-income earners 
are attracted to social rental housing because of the integrated social rental market that the 
Netherlands offers, i.e. high security of tenure, high levels of security, social capital and reciprocity 
amongst beneficiaries among others (Kempen & Priemus, 2002). The non-voluntary sector, mainly 
dominated by non-profit HAs, has been the cornerstone of the Dutch housing policy which also 
focuses on generating socially and economically inclusive urban human settlements. The 1901 
Housing Act formalised HAs and since then, the Dutch government has been extending financial 
support to interested non-profit VHIs to roll out social rented housing (DASHO, 2013; Dieleman, 
1998; Elsinga & Wassenberg, 2007).  
 
These associations transformed into more social business enterprises but retained the obligation to 
plough back profits into their businesses to meet the housing needs of the very low-income urban 
poor households (Boelhouwer & Priemus, 2014; Dunn, 2000; Kempen & Priemus, 2002; Purkis, 
2010). The HAs have more independence, autonomy and flexibility; hence they have been able to 
buy and dispose of stock with very little or no influence from the government (Boelhouwer & 
Priemus, 2014; DASHO, 2013; Dieleman, 1998; Elsinga & Wassenberg, 2007). They have continued 
to play a pivotal role in post-war reconstruction, demonstrated financial resilience during the 1978-
1982 economic crisis (Kempen & Priemus, 2002) and even during the 2008 global recession 
(Boelhouwer & Priemus, 2014). Boelhouwer and Priemus (2014, p. 222) point out that their 
competency was evident in not only their “entrepreneurial spirt [in] managing the housing stock and 
in investing in new housing units, but also in urban renewal and redifferentiating the social housing 
stock”. 
 
As a result, the Netherlands has a higher percentage of social rented homes than Sweden, Germany, 
Denmark, Austria and France (DASHO, 2013) as shown in Figure 4.3 below.  
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Figure 4.3: European housing market context 
Source: Dutch Association of Social Housing Organisation (2013) 
 
While social rental remained a common feature of the Dutch housing delivery process, its share of 
the total stock in the country declined across all municipalities. By 2007, 55 per cent of the stock was 
in Amsterdam and Rotterdam and 25 per cent in Drenthe and Zeeland (Elsinga & Wassenberg, 2013). 
This trend began in 1995, when government started disinvesting from the sector (Martens, 2013). The 
unintended consequence of this decline was that HAs strategised and became more innovative “in the 
delivery of housing [with high levels] of entrepreneurship [that] runs rampant in a mission-driven 
industry” (Martens, 2013, p. 17). By 2013, the sector had “about 2, 4 million social rental dwellings 
in the Netherlands, which means that the Dutch social sector has a share of 31 per cent within the 
total housing stock” (Hoekestra, 2013, p. 1).  
 
4.7.2.1. Tenants in the social housing sector  
Generally, social rental housing is regarded as a priority-housing alternative set for the poor (DASHO, 
2013; Dieleman, 1998; Hoekestra, 2013; Kempen & Priemus, 2002, p. 238). As pointed out in the 
previous section, this kind of housing had, until 1995, been utilised by all income groups  both low, 
middle and high-income groups  resulting in the social rental mix generating high levels of social 
capital and reciprocity (Elsinga & Wassenberg, 2007; Kempen & Priemus, 2002; Martens, 2013). 
However, the Dutch government’s drive for ownership led to funding disinvestment from social rental 
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housing. Despite this development, HAs have managed to remain competitive, attracting both low 
and middle-income earners into their portfolios (DASHO, 2013; Kempen & Priemus, 2002; Martens, 
2013). In the Netherlands, HAs and social housing are so popular that “everyone has a friend, or a 
parent or grandparent, living in social housing” (Austerberry, 2013, p. 1).  
 
In line with the Dutch Coalition Agreement, which came into effect in 2008, the government 
prescribes that a proportion of units be reserved for the poor, older persons and those in financial 
distress. The agreement demands that, as from 2011, HAs set aside 90 per cent of their units for low- 
and middle-income earners, namely, those whose income is between 681 and 34 229 Euros. 
Furthermore, 10 per cent of units need to be reserved for other income groups including special 
categories such as people living with disabilities and older persons (DASHO, 2013; Hoekestra, 2013, 
p. 3). In line with the above reforms, tenants earning less than 43 000 Euros are exempted from above-
inflation rental increases, with effect from 2011. The UK also implemented similar pro-poor reforms 
in the 1970s as well as the means-tested allocation system, which is still practised. South Africa also 
has a similar approach to the Netherlands insofar as 30 per cent of the units are reserved for those 
with incomes over R3 500 while 70 per cent is set aside for those with household incomes of less 
than R2 500 (RSA, 2008; SHRA, 2017). Despite the efforts to accommodate the low-income urban 
poor, social housing across the globe, including the Netherlands and Europe in general, has been 
criticised as excluding the poorest who have no income (Charlton, 2013).  
 
4.7.2.2. Social and economic benefits of social housing in the Netherlands   
The origins of HAs in the Netherlands is attributed to the collective grassroots organisation by the 
urban poor “when socially active citizens, entrepreneurs and church leaders became concerned about 
the lot of the workers [who] were living in appalling conditions” (DASHO, 2013, p. 5). Up to date, 
the Dutch HAs have maintained a pro-poor focus by targeting low-income households. Despite the 
independence of the Dutch HAs, the annual rental increases and maximum levels are determined by 
the national rent policy which is binding on all registered institutions (DASHO, 2013). Figure 4.4 
below indicates the 2013 monthly rentals in the sector which shows that 67.1 per cent of the social 
housing units charged affordable rates of between 362 – 555 Euros by 2013 (DASHO, 2013).  
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Figure 4.4: Monthly rents in social rented sector 
Source: Dutch Association of Social Housing Organisation (2013) 
 
Similar to the UK, the Netherlands also has a housing benefit which is payable to those whose 
incomes are less than 2 900 Euros per year (DASHO, 2013). However, special consideration is given 
to older persons and the youth to qualify for the benefit at a lower annual income of 21 000 Euros per 
year. A housing benefit is one of the social investments that the government is using to tackle 
inequality, social segregation and ensure that the poor do not slide into deprivation and homelessness 
(Dieleman, 1998; King, 2006; Lee, 2017; Massey & Denton, 1993; Midgley, 2017; Wilson, 1987). 
However, there have been concerns in the UK as to the sustainability of housing benefits and 
government has made proposals to reduce these in order to promote rental responsibility of the 
beneficiaries of social rental housing (King, 2006). The key argument has been that the “housing 
benefit takes away responsibility from claimants… to gives tenants little interest in their rent” (King, 
2006, p. 114). The government supports investment-oriented savings where beneficiaries are 
expected to exercise more ownership and responsibility over their income (King, 2006; Whitehead, 
2007).   
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 The context of France   
Social rental housing in France dates back to the 1950s and 1960s  a time when Europe was 
recovering from the effects of the Second World War Sotison (2013) indicates that the participation 
of HAs in rental housing generated hope for decent housing for the slums and informal settlement 
dwellers of Bidonville de Nanterre (Sotison, 2013). At this time, significant proportions of urban 
space, even some parts of central Paris, were suffering from housing dereliction and squalid and 
perilous living conditions in slums and informal settlements (Levy-Vroelet & Tutin, 2007; Sotison, 
2013). The development of social housing through non-profit HAs helped in urban regeneration 
(Sotison, 2013). This was a time when government was confronted with the challenge of also 
providing housing for immigrants, many of whom were migrant labourers from Northern and Sub-
Saharan Africa (Sotison, 2013). Since then, social rental housing in France, like in the UK and the 
Netherlands, has been providing housing for the migrant community and those who may not be able 
to secure housing from the market (Housing Europe, 2010; Levy-Vroelet & Tutin, 2007).  
 
The biggest social rental housing initiatives in France took place between 1966 and 1975, when the 
sector introduced, on average, 110 000 units annually during this period (Levy-Vroelet & Tutin, 2007; 
Sotison, 2013). Furthermore, in the 1990s, its stock increased at an average annual rate of 50 000 
units. By 1995, the portfolio accounted for about 10 per cent of the total French housing stock while 
in 2004 the sector accounted for 17 per cent translating into 4.2 million units (Levy-Vroelet & Tutin, 
2007; Sotison, 2013). Comparatively, France is in an intermediate position in terms of units per 1 000 
of the total rented housing units. By 2007, it had 69 per 1000, the UK had 155 per 1 000 while the 
Netherlands and Germany had 155 per 1 000 and 16 per 1 000 respectively (Levy-Vroelet & Tutin, 
2007, p. 70).   
 
While it is a common feature across the country, social housing accounted for only 1-2 per cent  of 
the housing stock in wealthy areas such as Neuilly and Paris by 2013 (Sotison, 2013). Dilapidated 
stock is common in the peripheral municipalities such as Nord, Rhone, Seine and St Denis (Levy-
Vroelet & Tutin, 2007). Accounting for 25per cent of the total social housing stock, these dilapidated 
areas and the units have been categorised as ‘designated sensitive zones’ (equivalent to RCZs in South 
Africa) for regeneration purposes (Levy-Vroelet & Tutin, 2007).  Before SHIs are allowed to operate 
in France, they are required by law to sign service level agreements, which will facilitate the 
disbursement of funding subsidies to qualifying HAs and institutions. Because of the high levels of 
trust between the government and the non-profit sector, institutions may contract with government 
even before their stock is ready to accommodate beneficiaries (Levy-Vroelet & Tutin, 2007).  
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HAs in France have not been spared from the social housing reforms that also affected other countries 
in Europe in the last two decades (Martens, 2013). In the post-2008 recession, the French government 
disinvested from social rental housing and devolved the delivery responsibility to local municipalities 
that are now responsible for supervising delivery, distributing funding and monitoring HAs’ 
landlords, among other responsibilities (Levy-Vroelet & Tutin, 2007; Sotison, 2013, p. 3). In response 
to disinvestment, the sector responded by being more proactive, resourceful and innovative, and has 
since remained a key player in the French housing and social welfare policy. The involvement of 
local authorities in social housing delivery partnerships is known to have resulted in efficient 
management and careful allocation of resources (Levy-Vroelet & Tutin, 2007).  
 
4.7.3.1. Tenants of social housing in France  
Admission into social housing in France is largely determined by the household income of the 
applicants, i.e. it is means-tested (Hoekestra, 2013; King, 2006). Income further determines other key 
housing aspects such as quality and size of the unit and location (Levy-Vroelet & Tutin, 2007). 
Generally, beneficiaries have comparatively lower incomes than private tenants and owner-occupiers, 
which is also a trend in the UK, Netherlands, Canada and South Africa (Austberry, 2013; Charlton, 
2013; Fish, 2003; Housing Europe, 2010; Levy-Vroelet & Tutin, 2007; Martens, 2013). For example, 
by 2001, the average income for social tenants in France was 1 062 Euros while for private tenants 
and owner-occupiers it was 1 410 and 1 606 Euros respectively (Levy-Vroelet & Tutin, 2007).  
 
In terms of family structure and origins, the French government and SHIs have promoted the 
admission of both single parents and coupled families, French nationals and those of foreign origin. 
Since the 1960s and 1970s social housing and HAs in France have accommodated immigrants from 
Northern Africa and Sub-Saharan Africa (Levy-Vroelet & Tutin, 2007; Sotison, 2013). About 29 per 
cent of the immigrant household families in the country are accommodated in social housing (Sotison, 
2013). This promotes the socio-economic rights of minority groups, in line with international law 
(UN, 1966). See Table 4.1 on the proportion of tenures of immigrants to non-immigrants in various 
housing options, between 1996 and 2001.  
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Table 4.1: Tenures of immigrants and non-immigrants between 1996 and 2001  
1996 2001 
 
Overall Non 
immigrants 
Immigrants Overall Non 
immigrants 
Immigrants 
Owners 54.3 % 55.9% 37.0% 56.0% 57.7% 39.6% 
HLM 
tenants 
15.7% 14.6% 27.9% 15.6% 14.2% 28.9% 
Non-
HLM 
tenants 
21.0% 20.7% 24.5% 21.3% 21.2% 22.3% 
Other 
tenures 
9.0% 8.9% 10.7% 7.1% 6.9% 9.1% 
Source: Levy-Vroelet & Tutin, 2007, p. 77) 
 
Table 4.1 shows that social rental housing (HLM tenants) accommodated a huge number of 
immigrants in their settlements between 1996 and 2001. By percentage, social rental housing had 
27.9 per cent and 28.9 per cent in 1996 and 2001, as shown in the table. Given the foregoing, it can 
be speculated that a gender-sensitive approach to housing delivery, especially towards women single-
parents, is required for South Africa because of its high rates of gender-based and domestic violence 
(Abrahams et al., 2006; Woollet & Thompson, 2016).    
 
Another positive development in the French social housing system is that parents may apply for 
consideration on behalf of their children and dependants, especially those who are studying. Sotison 
(2013) indicates that there is a dedicated public service institution that administers students’ social 
housing affairs. Furthermore, young employees, mainly in the 18-26 year bracket (the majority of 
whom are on training and are in internship programmes) are allowed to settle financially and also to 
select from other housing options later (Sotison, 2013).   
 
4.7.3.2. Social and economic benefits of social housing in France  
According to Borden (1991, p. 94), housing in France is regarded as a central welfare service and 
hence the government declared that its citizens need housing that is of “decent quality at an affordable 
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price”. The sector has remained committed to providing alternative housing tenure options for the 
low-income beneficiaries. It is also applauded for integrating immigrants and prioritising single 
parents. Furthermore, Sotison (2013) indicates that immigrants, the youth and all racial groups are 
encouraged to apply and benefit from this government-subsidised housing option. This goes a long 
way in creating an inclusive society for all races and social groups in line with the 
International Covenant on Civil and Political Rights’ call for the inclusive delivery of social welfare 
services (UN, 1966). Conan (1987) applauds the improvements that HAs implemented post-World 
War II in making units more comfortable and appropriate for raising families and fostering 
community life. Because of the Second World War, the housing conditions were extensive and 
government’s urge to deliver mass housing as scale had resulted in poor quality units that were not 
integrated with services and amenities. South Africa’s beneficiaries of the RDP mass housing delivery 
programme are faced with similar challenges of dislocated settlements that have poor quality units 
(Charlton, 2013; Huchzermeyer, 2001; Noyoo & Sobantu, 2018; Sobantu et al., 2018).  
 
Overall, the French government has been supportive of the sector in terms of setting a legislative 
framework coupled with funding.  
 
4.8. The South African context 
In South Africa, social rental housing dates back to the 1920s as a social policy initiative that was 
aimed at mitigating white poverty (Fish, 2003). Morris (1998) observes that the apartheid government 
played a huge role in driving state-led rental housing delivery. From the 1990s housing policy 
negotiations, social rental housing emerged with a subsidiary housing delivery role to the RDP 
subsidy programme. The initial mandate of social rental housing, as set out in the 2005 Social 
Housing Policy and the 2008 Social Housing Act, is to contribute towards spatial transformation. 
VHIs in the form of HAs and co-operatives are the main delivery agents, after duly registering with 
SHRA as SHIs.    
 
 Policy framework for social housing in South Africa  
Chapter 3 of this thesis discusses in detail the range of policies that buttress the housing policy of 
South Africa. Therefore, it should be remembered that even though social rental housing is a unique 
housing delivery alternative, the policy advances the vision of the 1994 RDP policy, the 1994 White 
Paper on Housing and the 2011 National Development Plan. Of particular interest in this section are 
the 2005 Social Housing Policy and the 2008 Social Housing Act, which define social rental housing 
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and spell out the delivery agents and their role in housing delivery. The Act gave effect to the 
establishment of SHRA as an agency that would register non-profit VHIs as SHIs to provide social 
rental housing (RSA, 2005a, 2008). According to the Act, social housing is defined as:  
 
A rental or co-operative housing option for low to medium households at a level of scale and built 
form which requires institutionalised management and which is provided by Social Housing 
Institutions or other delivery agents in approved projects in designated Restructuring Zones of public 
funding (RSA, 2008).  
The SHIs are registered, monitored and funded through SHRA. As at July 2018, the SHRA register 
had 97 housing non-profits and Section 21 companies registered as SHIs. Thirty-nine of these were 
based in Gauteng while 13 were in the Western Cape (SHRA, 2018b). Through the Act, SHRA is 
mandated to regulate the sector and give legal and financial support to help these institutions provide 
affordable social rental homes in well-located and integrated environments (RSA, 2008).  
 
Despite their registration with the agency and receipt of government funding, these voluntary non-
profit organisations remain autonomous and independent, known for their competency in sourcing 
alternative funding opportunities and bringing in skills and expertise into social rental housing. The 
policy also outlines six principles, which are in fact the objectives of social housing. These are as 
follows:   
 
 To promote integration (social, physical and economic) through housing development in 
order to create sustainable communities,  
 To be demand driven and as such to respond to local housing needs in relation to typology, 
tenure, and quality and to ensure security of tenure, 
 To promote economic development, particularly those of low-income communities through 
the provision of housing in close proximity to job opportunities, markets and transport 
facilities, 
 To provide clear-cut roles and responsibilities of both tenants and social landlords, 
 To promote co-operative governance in the provision of social housing by outlining clear 
and definite roles and responsibilities of different spheres of government and,  
 To promote the establishment of viable institutions to develop and manage social housing 
stock though the provision of financial, administrative and technical support to social 
housing institutions (RSA, 2008).  
 
The above vision and principles of social rental housing are informed by the reality of historical 
exclusion of the black majority from advanced services in the city cores (Muller, 2011; Ntema, 2011). 
Hence, Charlton (2013) argues that social rental housing needs to contribute to spatial transformation, 
economic growth, social integration and redistribution. This is because the RDP housing policy, has 
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not helped in restructuring the apartheid urban spatial inequalities but has, on the contrary, replicated 
their exclusion patterns and perpetuated the fragmentation of urban spaces (Mar & Edmonds, 2010; 
Murray, 2008; Noyoo & Sobantu, 2018).  
 
 Participating agents in social housing  
Since the official recognition of the sector in 1996, a number of institutions have been set up by 
government to facilitate its implementation (Fish, 2003). This collaborative effort between HAs, 
cooperatives and other partners is as envisaged by Lombard (2007) and Patel (2005), who stress the 
need for pluralism in social welfare provision in post-apartheid South Africa. Inviting established 
voluntary non-profits to register with SHRA and access funding also serves as an acknowledgement, 
not only of the housing delivery challenge in the country but also the competencies of these 
institutions. Fish (2003) argues that as housing is a huge challenge in the country, more institutions 
are tempted to operate on a profit-basis, even though they are registered with SHRA and receiving 
subsidies. Hence, in practice, there tends to be a thin line between those VHIs that are yet to apply 
for a subsidy and operate on a profit-basis and the former, which receive a subsidy but are tempted to 
gain profit by charging above gazetted rentals. The key players involved in the sector are shown in 
Figure 4.5 below. The SHIs are the main delivery agents, SHRA plays a regulatory role and the 
National Department of Human Settlements (NDoHS) is the lead stakeholder. 
 
 
Figure 4.5: Players in social housing and their functional roles 
Source: Social housing institutions (SHIs) and Social Housing Regulatory Authority (SHRA) 
Leadership: 
NDHS
Funding:
NHFC, Private Lenders (loans)
Provinces, SHRA (grants)
Regulation:
Social Houing Regulatory Autharity (SHIs)
Facilitation:
Department of Human Settlements (provinces & municipalities)
SHRA (SHIs)
Sector Bodies (membership)
Specialist service providers deliver dacolotation services
Delivery:
Social Housing Insitutions & Private Developers (social housing projects)
Provinces & Municipalities (land, infrastructire, social facilities & other amenities)
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SHRA (2018b, p. 1) has a fourfold vision, as indicated below:   
“To be a world-class organisation resourced by highly skilled, values-driven leaders in the 
industry, to fund and facilitate funding for affordable, well designed, and environmentally 
sustainable (energy efficient green) social housing estates, to ensure investment in communities 
that form new or regenerated cities, which in turn enhance social mobility and access to basic 
tenant needs for healthcare, education, transport and communication, to be a thought leader, and 
to be a stimulator and regulator of appropriate policies and research to support programme 
development for an African model of managed rental and social housing; and will create a self-
sufficient social and rental housing environment.”  
 
SHRA took over from SHF in 2010 (SHF, 2011). The latter is acknowledged for having set up policies 
and administrative systems for its successor, the SHRA. Furthermore, SHF was instrumental in 
overseeing the promulgation of the Interim Social Housing Programme by integrating expert 
knowledge and best practice from both local and international players such as Canada, England, 
Sweden, the Netherlands and Brazil in drafting the 2008 Social Housing Act (SHF, 2011). Thereafter, 
SHF mainly assumed a research function to capacitate SHIs in terms of skills and knowledge. It is 
also credited with having developed the social housing toolkit (available at the SHRA website), which 
is a comprehensive set of guidelines for establishing and managing SHIs (Fish, 2003).  
 
The sector comprises HAs, cooperatives and municipality-affiliated entities, with some registered as 
profit-oriented institutions (RSA, 2008; SHRA, 2018a, 2018b). Although registered with 
government, they remain independent and autonomous. Before they can start operating, all non-profit 
institutions are required by law to register as SHIs with SHRA (Fish, 2003, p. 407). In South Africa, 
the sector has grown in terms of output and geographical spread. As at 2000, there were only 50 SHIs 
initiatives across the country (Fish, 2003, p. 405) compared to 79 in 2017 (SHRA, 2017) and 97 in 
July 2018 (SHRA, 2018b). Geographically, the sector’s footprint is in all the provinces, although 
Gauteng and the Western Cape have the highest representations with 46 per cent and 25 per cent 
respectively (Bertoldi & Reid, 2010, p. 5). Of the total housing stock in South Africa, social rental 
housing accounts for 20 per cent (Stats SA, 2017) as compared to 31 per cent in Britain (Whitehead, 
2007, p. 54). Nevertheless, it must be noted that there are historical and contextual differences 
between Britain and South Africa. Figure 4.6 below shows the geographical spread of social housing 
in South Africa in 2010. 
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Figure 4.6: The geographical footprint of social housing 
Source: Bertoldi & Reid (2010) 
 
The functions of SHIs are best summarised in Section 14, 1(b) of the Act, i.e. they can “acquire, 
develop, manage, or both develop and manage approved projects primarily for low income residents 
with the joint support of local authorities”.   
 
a. Housing Associations  
HAs are non-profit housing institutions that participate in housing delivery and are referred to as SHIs 
upon due registration with the SHRA. After becoming reliant on government for funding, SHIs ceased 
to identify themselves as VHIs in South Africa. This is unlike the Netherlands where the connection 
is still strong, with social housing organisations defined as 
 
…non-profit sector associations or foundations. As social enterprises, these are specially registered 
entities to pursue social goals. They ensure an adequate supply of affordable, good quality home for 
the less privileged in society and those on lower and middle incomes (DASHO, 2013, p. 1).  
 
Fish (2003) clarifies that in practice, there is a very thin line between an HA and a cooperative. The 
major difference being that the HA does not elect into its management board members that are 
resident in their portfolios. The belief is that external board members offer objective management and 
more strategic leadership. As stipulated in the 2008 Social Housing Act, HAs may register as non-
profit entities or community trusts set up by community-based or faith-based organisations and 
parastatals. Like other SHIs, HAs target the low-income bracket, although they may accommodate 
Eastern Cape 2041
7%
Free State 756
3%
Gauteng 13 395
46%
KwaZulu-Natal 3457
12%
Limpopo 508
2%
Mpumalanga 1548
5%
North West -
0%
Northern Cape 127
0%
Western Cape 7220
25%
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the moderate to middle-income applicants (Fish, 2003). After due registration with SHRA, HAs 
receive institutional subsidies and long leases on land at low cost as well as bulk services from the 
local municipalities.  
 
In their study, Rust, Moat, Kunene and Lotriet (2002) found that HAs such as Cope Housing 
Association, Cape Town Community Housing Association, Simunye Housing and Nkhensani 
Housing Association played a huge role in designing interventions for HIV and AIDS affected 
families and fighting the stigma associated with the disease in their institutions. Madulamoho HA is 
a well-known South African non-profit VHI, catering for over 3 400 low-income earners in Cape 
Town and Gauteng (Madulamoho, 2017). It is known for having developed the housing ladder model 
according to the South African Local Government Association (SALGA, 2014, p. 22). The former 
emphasises varied tenure options that allow people to progress to better housing opportunities or even 
take less expensive options when their circumstances change (Morrow-Jones & Wenning, 2005). 
 
b. Housing co-operatives 
Housing co-operatives also play an integral role in social housing. The origins of housing-focused 
co-operatives in the UK are linked to the broader housing movement that led to the formation of 
Rochdale Housing Co-operative in 1844 (Fish, 2003, p. 407). They are also common in France 
(Droste & Knorr-Siedow, 2007). Dunn (2000), Fish (2003) and Whitehead (2007) note that co-
operatives are very common globally, focusing on a range of services such as housing, agriculture, 
mining and manufacturing. They employ the same principles and very same strategies.  
 
In South Africa, non-profit housing co-operatives must register with the Department of Trade and 
Industry (DTI) as per the 2005 Co-operatives Act just like any other co-operative. Again, registration 
with the SHRA is required for them to provide social rental housing. As opposed to HAs, beneficiaries 
are responsible for the management of their housing portfolios, hence there tends to be higher levels 
of ownership and social capital because of the tenant involvement (Dunn, 2000; Fish, 2003; Krishna, 
2004). In terms of the 2005 Co-operatives Act, a housing co-operative is a community-based 
organisation and the management’s proximity to the beneficiaries is believed to enhance 
communication between management and the beneficiaries and hence effectively address the needs 
of the beneficiaries quicker (Cepel, 2011; Krishna, 2003).  
 
In line with policy, their rental charges are below the market rates, catering for low- to medium-
income earners. In terms of funding, housing co-operatives registered with the SHRA qualify for 
government institutional subsidy funding and bulk services connection from local government as 
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well. The Gauteng Housing Secondary Co-operative, Tobibex Pty Ltd in Johannesburg, Urban Space 
Development Pty Ltd in Midrand and Vascowiz Investment Pty Ltd in Durban, are some of the co-
operatives registered as SHIs, as of 2017 (SHRA, 2018b).  
 
 Government support  
Both the 1997 Housing Act and 2009 Housing Code stress that social rental housing should be 
promoted as a tenure option to address the numerous housing challenges confronting South Africa 
(RSA, 1997; 2009a). As part of government’s support, the institutional subsidy is paid to participating 
SHIs. On top of the institutional subsidy, government also supports with RCGs as per the 2008 Social 
Housing Act. Each municipality is expected to identify its RZs that it intends to target for spatial 
transformation through social rental housing development. The Act defines RZs as “geographic areas 
identified for targeted investment based on the need for social, spatial and economic restructuring of 
the areas” (RSA, 2008). Table 4.2 below shows RZs that were identified by municipalities in 2007.  
 
Table 4.2: The RZs in South African municipalities as at 2007 
 
Province Municipality Number of RZs 
 
Gauteng 
Tshwane 7 
Johannesburg 16 
Ekurhuleni 5 
KwaZulu Natal eThekwini 19 
Msunduzi 10 
Eastern Cape Nelson Mandela Bay 3 
Buffalo City 4 
Western Cape Cape Town 5 
Northern Cape Sol Plaatje 0 
Free State Mangaung 2 
Mpumalanga Nelspruit 0 
Limpopo Polokwane 0 
 
North West 
Rustenburg 3 
Tlokwe 2 
Matlosana 1 
Source: Adapted from Godehart, 2007 in Housing Development Agency (2013) 
 
As already indicated, the zones are intended to “redress old spatial inequities by providing low- and 
moderate-income households with good quality and affordable housing opportunities in well-
developed and well-located parts of South African cities” (RSA, 2008). The criteria for SHIs to 
qualify for the RCGs is that their business proposals should be viable, embrace democratic 
governance, target RZs, be willing to undertake SH projects and be prepared to charge the designated 
rentals (RSA, 2008). As per the Act, and also stressed by Bertoldi and Reid (2010, p. 34), the above 
criteria are informed by the following key principles for the RCGs: 
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 Rents must not exceed 33.3  per cent of monthly income;  
 Minimum 30 per cent  primary income: R1 500 – R300 income bracket; 
 Maximum 70 per cent  secondary market: R3 501 – 7 500; 
 Rentals no higher than R 2 500; 
 Projects must be financially viable;  
 Private sector firms must pledge minimum of 20 per cent equity contribution upfront.  
 
The 2008 Social Housing Act spells out the responsibility of government at national, provincial and 
municipality levels.    
 
4.8.3.1. National level 
At national level, NDoHS is tasked with the sole responsibility of developing housing policies and 
creating an enabling environment. The promulgation of the 1994 White Paper for Housing, the 1997 
Housing Act, the 2008 Social Housing Act, the 2009 Housing Code and more importantly, the 1996 
Constitution, are some of the post-1994 efforts by the national government to set the tone and the 
pace for housing delivery in South Africa. Furthermore, through the 2005 National Housing Policy, 
government also established the specific terms of reference regarding the leadership, funding, 
delivery, regulation and implementation of social rental housing (RSA, 2005a). In the policy, the 
government and acknowledges that housing “policy and funding environment has been unsupportive” 
towards subsidised rental housing (RSA, 2005a, p. 19). Hence, it recommits itself to enhancing the 
performance of sector. In terms of the 2008 Social Housing Act, government also set up SHRA as an 
agency that would register, monitor and capacitate the participating non-profit agency. Funding is 
also disbursed through SHRA including administrative support, especially through the toolkit. 
Specifying the different functions of government at different levels, as shown in Table 4.3 below is 
one of the developments meant to minimise duplication of effort and resource and enhance efficiency. 
Among other responsibilities of the national government include providing funding, approving the 
municipalities’ RCZs and projects as well.   
 
4.8.3.2. Provincial level 
The provincial government is expected to implement policies and programmes that have been set by 
the national authority. The municipalities, in consultation with the provinces, identify RZs. It is then 
the province’s responsibility to submit the propositions to the national government for approval and 
financing. Finances are in the form of capital grants that are paid through SHRA. The Social Housing 
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Act also prescribes that cases of conflict between or within delivery agents should be mediated fairly 
by the provincial authority. As some provinces have higher demand for housing or unique challenges, 
they may promulgate their own policies to address these problems, especially those relating to inner 
city decay and regeneration.  
 
Responding to inner city decay and crime, Gauteng Province came up with its White Paper on Urban 
Regeneration and Integration Plan for City, Town and Township Centres which was revised in 2005 
(NASHO, 2013). In this policy, the role of non-profit VHIs in delivering social rental housing is 
acknowledged as a central strategy to steer urban regeneration. The Johannesburg Executive Mayor, 
Herman Mashaba, is in the process of repossessing dilapidated city buildings and “more than 70 
[buildings] had been identified for development” through social housing (Mailovich, 2017, p. 1). By 
2013, the Western Cape had developed an advanced, coherent strategy through the Regenerating 
Office of the Province aimed at speeding up the development of residential stock for affordable 
housing, mainly through social rental housing. If the costs of developing social housing projects 
exceed the funds allocated by the national government, provinces are expected to allocate top-up 
funding (RSA, 2005a). These provincial responsibilities are also outlined in Table 4.3 below.  
 
4.8.3.3. Municipality level 
In the municipalities where there is a demand for social housing, the authorities are required to 
provide access to land and buildings that could be developed into social housing rental stock (RSA, 
2008). For submission to the provincial office, the municipality has to identify the RZs, develop new 
stock and upgrade the existing ones. After having identified the RZs, the LGs are required to apply 
for their approval and make follow ups on these applications. Before SHIs start operating, the LG has 
to draft performance agreements with the participating institutions and then these are signed. 
Furthermore, it is the LG’s responsibility to give the institutions access to municipal infrastructure 
and rebates as incentives for participating towards easing the housing delivery process in the 
municipality. See Table 4.3 below for these responsibilities.  
 
The municipalities have widespread responsibilities as political and administrative authorities. 
Among others, municipal councils are mandated to promote gender equality and exercise democratic 
governance (RSA, 2000). Furthermore, they are mandated to promote a culture of being responsive 
to the needs of their constituents, enhance accountability, promote public participation and a sense of 
service. These values are also encapsulated in the RDP policy and the Constitution and are the primary 
goal of social development. Hence, the model to enhance voluntary housing is targeting local 
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government and SHIs in an endeavour to inculcate bottom-up participatory housing delivery 
processes. 
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Table 4.3: The rights and duties of municipal councils and administration and local communities 
  
Municipal Councils Local Community Municipal Administration 
Rights  Has the right to govern its own affairs without 
interference. 
 Has the right to charge fees for services and to impose 
surcharges on fees and rates on property (in line with 
national legislation). 
 Must act in the best interests of the 
community and encourage community participation. 
 Has the right to contribute to decisions made by 
municipalities and to be informed of any decisions 
affected their interests. 
 Has the right to submit recommendations and 
complaints and to prompt responses to these 
municipalities.  
 Has the right to access information on a 
municipality’s state of affairs (including financial 
details). 
 Has the right to the use public facilities. 
| 
Duties  Must provide democratic and accountable government and 
provide equitable access to services. 
 Must promote gender equity and financial and 
environmental sustainability of services. 
 Must promote the progressive realisation of fundamental 
rights. 
 Must obey the procedures of the municipality and 
comply with any municipal by-laws. 
 Must pay service fees, rates, taxes and levies on 
time (with some exceptions). 
 Must respect the municipal rights of other 
community members. 
 Must allow municipal officers reasonable access 
to their property in order to perform their work. 
 Must establish a relationship with the 
local community and be responsive to its 
needs. 
 Must inform the local community of 
how it is managed and indicate the costs 
of services. 
 Must promote a culture of public 
service amongst staff and take measures 
to prevent corruption. 
 Must provide the community with 
any information that they have the right 
to access. 
 
Source: Adapted from Summary of the Municipal Systems Act no. 32 of 20
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 Qualification criteria for social rental housing  
The 2005 Social Housing Policy specifies the upper income limit for accessing social housing units.  
The income lower limit is R1 500 while the upper limit was adjusted to R7 500 per month. Both these 
limits are highly problematic as they have not been adjusted in line with inflation rates. As inflation 
rates go up, people’s disposable incomes are drastically reduced and it is not uncommon that 
households with double the upper limit income may not qualify for bank mortgage loans and yet not 
qualify for RDP houses. As households become poorer due to inflation, it is important that the upper 
limits are also adjusted. Informed by a bottom-up approach to housing delivery, the model proposed 
by this study mirrors the tenants’ views on these limits and other propositions to broaden access to 
SH.  
 
4.9. Conclusion  
This chapter provided a historical overview of the voluntary housing sector, establishing that the 
movement emerged in Europe after the Second World War. The chapter also discussed how non-
profit VHIs in the form of HAs and co-operatives teamed up with governments to contribute to post-
war reconstruction by providing quality housing for the urban poor. Not only did they do this at scale, 
but they also had a social mandate for developing families through encouraging solidarity and social 
capital among beneficiaries. Despite minimal subsidy funding from government, the institutions 
survived through the application of developmental management style, influenced by Octavia Hill. It 
is some of these characteristics that made voluntary housing resonate with the goals of social 
development, especially in terms of a pro-urban poor focus, involving partnerships and catering for 
the needs of the vulnerable categories. Despite economic changes in Europe that led to government 
disinvestment from the sector, the institutions retained their pro-poor mandate and remained 
autonomous and independent in their partnerships with governments. In South Africa, the outlook of 
the non-profit institutions was influenced by the European context insofar as HAs and co-operatives 
also dominate the sector. However, in South Africa, SHIs are more aligned to the government because 
of their registration with the SHRA. They are dependent on government in terms of funding to such 
an extent that some do not identify with the voluntary sector anymore. Government support is 
organised, with its responsibilities set out at municipality, provincial and national levels. Hence there 
is a need to revive the sector to be more vigorous in its application of the competencies it is known 
for.  
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The next chapter is the methodology section which details how Thomas’s (1984) first three phases 
were applied in this study, in line with the study objectives.  
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Chapter 5. Research Methodology  
5.1. Introduction  
This chapter presents the methodology that was used in this study. The chapter discusses how 
Thomas’ (1984) first three phases were applied in this study. The study is based on an interventionist 
type of approach, focusing on a new arena in terms of research and practice. According to De Vos 
and Strydom (2013, p. 473), development research “denotes the development of a technology, or 
rather a technological item, essential to a profession such as medicine, nursing, psychology or social 
work.” Through the application of Thomas’s (1984) phases of developmental research, the study 
utilised diverse knowledge from housing practice, housing policy, social policy and social 
development to design and develop a model to enhance voluntary housing (Thomas, 1984). The 
chapter gives an overview of how the phases prescribed by Thomas (1984) were applied in the study.  
The study contributes to developmental social welfare efforts of inducing change by promoting the 
right of the urban poor to adequate housing and enhancing their access to economic opportunities. 
Thomas (1984, p. 7) posits that intervention strategies “are the core technologies of social work.” 
Social workers are increasingly called upon to be creative, innovative in proposing developmental 
solutions to ameliorate the human challenges that undermine the social wellbeing of their clients and 
the society at large (Fortune, 1999, p. 2; De Vos & Strydom, 2013, p. 475; Thomas, 1984, p. 7; 
Warria, 2014). 
5.2. Intervention research  
Intervention research as a form of applied research is becoming increasingly more common due to 
the need to address a range of challenges that confront human service professions (Warria, 2014). 
Citing Neuman (2006, p. 26), De Vos and Strydom (2013, p. 475) define this type of research as 
…an applied action undertaken by a social worker or other helping agent, usually in concert with a 
client or other affected party to enhance or maintain the functioning and wellbeing of an individual, 
family, group, community or population. 
Rothman and Thomas (1994) made an enormous contribution to developmental research by 
enhancing knowledge development and promoting evidence-based practices (De Vos & Strydom, 
2013, p. 473). Design and development are the focus of intervention research (De Vos & Strydom, 
2013; Fouche & De Vos, 2013; Fraser & Galinsky, 2010).   
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Interventions can range from simple to more complex multi-element applications that target the whole 
community (Fraser & Galinsky, 2010). Fraser and Galinsky (2010) warn that researchers who target 
practice and policy issues are likely to encounter complexities due to difficulties in altering 
institutional cultures and traditions. Such is this study, which utilised knowledge from multiple 
disciplines in an endeavour to challenge some structural traditions in housing policy and practice that 
exclude beneficiaries and marginalise them. Hence, social work as a change-focused discipline would 
be ideal “to change their lives due to both personal and systemic factors” (Mmatli, 2008; Patel, 2005, 
p. 366; Simpson & Connor, 2011). According to Fortune (2014, p. 218), research-based intervention 
in social work and human services is key in advancing empiricism and “legitimate practice”. It is not 
only in social work that intervention research has been applied, but also in psychology and public 
health (Fraser, 2004a; Fraser, Richman & Galinsky, 1999) where manuals and guidelines have been 
developed (Carroll & Nuro, 2002).  
5.3. Thomas’s developmental research  
This study is based on Thomas’s (1984) developmental research methodology, which prescribes six 
phases in developing an intervention. For the purpose of this study, only the first three phases were 
utilised. The other three phases could not be pursued because of the complex and lengthy nature of 
housing delivery planning and implementation processes. Phase One focuses on ‘Problem 
Identification and Analysis’, which resonates with social development’s focus of applying deliberate 
responses to identified human challenges (Noyoo, 2010; Patel, 2005, 2015). The overview of 
‘Problem Identification and Analysis’ for this study is detailed in Chapter 8. Phase Two of Thomas’s 
(1984) intervention research is ‘Design’. The material condition for this phase includes formulating 
a statement of objectives and design problems, determining sources of data and innovation procedures 
among others. In line with the bottom-up approach to designing pro-poor housing interventions, this 
phase involved end users of voluntary housing in design and development of the innovation. Fuller 
details of the Design phase are also highlighted in Chapter 8. Development phase is discussed at 
length in Chapter 9, where the focus is on formulating the development plan and presenting the 
innovation for trial testing. Thomas (1984) emphasises the involvement of end users again in 
development to determine if the innovation will “accomplish what it was intended for” (p. 98) and 
“consistent with what is known about the intervention domain” (p. 100). 
Even though these phases and steps are presented in a vertical fashion by Thomas (1984), others 
overlapped and merged in this study, as the researcher exercised flexibility and innovation (Mullen, 
1994, p. 164; Warria, 2014), especially in the light of the complexity of this design which involved 
elements of policy (Fraser & Galinsky, 2010). This is the first time that this model has been used in 
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the area of housing and social development. Rothman and Thomas’s (1994) design and development 
(D&D) model was used by Gray and Mazibuko (2002, p. 194) to design a “holistic, multidisciplinary” 
strategy programme for crime reduction in schools. Londt (2004) also employed it to develop 
guidelines to address intimate partner violence, while Twalo (2010) applied it to come up with support 
guidelines for teachers at schools. Binneman (2011) used it to enhance father-child relationships 
whilst Warria (2014) developed guidelines to prevent child trafficking. Rigour with flexibility and 
open-mindedness are required in applying intervention research methodology to generate innovative 
designs to enhance evidence-based practice (Ritchie & Ormston, 2014, p. 36). 
5.4. Application of Thomas’s (1984) model in the study   
With its aim of converting knowledge into design and applications, this methodology (as applied in 
this study) contributes to acquiring new insights and innovation towards mitigating South Africa’s 
housing challenges (Rothman & Thomas, 1994; Thomas, 1984). Huchzermeyer (2001) argues that 
despite so much empirical research that has been conducted on the country’s housing challenge, very 
few propositions have been put forward to challenge the top-down delivery processes in a bid to place 
the urban poor at the centre of determining their human settlements environment.  
Fraser and Galinsky (2010) observe that interventions can be developed to target individual, family, 
community and even social policy. In the light of the fragmented urban spatiality that has perpetuated 
social exclusion in South Africa, this intervention seeks to enhance “social ties between the individual 
and the social environment” (Schilling, 1997, p. 174 in De Vos & Strydom, 2013, p. 476) to promote 
sustainability and viability of human settlements. The study uses a social development lens in its 
appraisal and application of multidisciplinary and transdisciplinary knowledge to design a bottom-up 
participatory model that is aimed at enhancing voluntary housing in South Africa.  
As already explained, the study explored only three of Thomas’s (1984) phases. The researcher left 
subsequent phases (evaluation, diffusion and adoption) for future studies. Table 5.1 below elaborates 
how the phases were applied in this study. Section 5.4 explain how the model each of Thomas’s 
phases were applied in this study. 
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Table 5.1: Thomas’s developmental research applied 
 
 
Source: Adapted from Warria (2014) 
 
 
 
For greater detail, see Chapter 8 for phases One and Two and Chapter 9 for Phase Three. The next section provides an overview of how Thomas’s (1984) 
three phases were applied in the methodology.   
Thomas’s (1984) 
phases 
Objectives of the study  Research 
approach 
Research 
design 
Source of 
data  
Data 
collection 
strategy 
Phase One: 
Problem identification 
and analysis 
 
1. Analyse policies that relate to voluntary housing in 
South Africa. 
2.  Analyse the views and perceptions of housing policy 
makers, VHI managers and the beneficiaries of voluntary 
housing in the context of social development in South 
Africa. 
Qualitative Exploratory NDoHS 
officials, 
voluntary 
housing 
mangers and 
beneficiaries  
 
 
International 
and local 
housing 
policies  
Semi-
structured 
interviews. 
Focus group 
discussions 
 
 
State of-the-
art review 
Phase Two: Design  3. Design a model for enhancing voluntary housing within 
a social development approach in South Africa.  
Qualitative 
 
Intervention  
 
Empirical 
data  
VHI 
managers  
Focus group, 
Delphi 
technique 
Phase Three:  
Development  
4. Develop a model for enhancing voluntary housing 
within a social development approach in South Africa. 
Qualitative  
 
Intervention 
   
Key 
informants 
(experts from 
practice and 
academia)  
Delphi 
technique 
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 Analysis  
Analysis is the first phase of Thomas’s (1984) intervention research methodology. This phase needs 
to be conducted with rigour in order for interventions to be “sustainable, valid and reliable” (De Vos 
& Strydom, 2013, p. 475). As prescribed in Thomas (1984), this study conducted problem 
identification and analysis, a state-of-the-art review, a feasibility study and empirical data collection.  
 Problem identification and analysis 
As emphasised by Thomas (1984, p. 143), a successful intervention is based on the positive 
identification of the problem. Throughout the thesis, especially in Chapters 2 and 8, the researcher 
detailed the housing challenge in the country in terms of its origins, extent, component aspects, causal 
factors and effects. This section gives a brief summary of the main features that amplify the country’s 
housing challenge which thus helps in the processes of problem identification and analysis.  
Since the dawn of democracy in South Africa, the government, academics and human rights activists 
have raised concerns about the country’s housing challenge. The lack of adequate housing hinders 
the development of individuals, families and communities, impinging on basic human rights (Chenwi, 
2015; Sobantu et al., 2018). Despite South Africa’s post-apartheid progressive social policy (Noyoo, 
2017), the country’s housing delivery practice has been predominantly top-down (Huchzermeyer, 
2001; Pithouse, 2009) and has consequently excluded the urban poor from defining their housing 
needs and participating in governance (Noyoo & Sobantu, 2018). This reality is contrary to Turner’s 
(1972) ideas of a dweller-controlled housing delivery process, which advocates an empowering, 
bottom-up participatory housing delivery process. Beneficiaries of the dominant RDP programme 
have indicated how they have been excluded from the housing delivery processes and argue that the 
housing problems they experience are an outcome of this exclusion (Manomano & Tanga, 2018; Zack 
& Charlton, 2003; Zungumane et al., 2012). For example, most RDP settlements lack integrated 
services and amenities and quality of the housing is poor (Zungumane et al., 2012).   
The housing challenge in post-apartheid South Africa is multidimensional and deeply rooted in the 
colonial and apartheid ideology of exclusion (Napier, 1993; Natrass & Seekings, 2001; Noyoo & 
Sobantu, 2018; Ozler, 2007). An absence of beneficiary participation in this process is a major 
problem because not only does it exclude them from defining their rights, but it is also a violation of 
their right to participation and self-determination. This inability of the urban poor to determine the 
quality, size and the location of their settlements (Sobantu et al., 2018, 2019; Noyoo & Sobantu, 
2018; Zack & Charlton, 2003) continues to bedevil the government’s RDP housing scheme. In the 
light of the corrupt tendencies that defined the RDP delivery process (Charlton & Kihato, 2006; 
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Huchzermeyer, 2001; Sobantu et al., 2018; Zungumane et al., 2012), the country urgently requires 
people-centred delivery approaches, where tender decisions and the allocation of units is conducted 
in a transparent manner, with beneficiaries being able to monitor and evaluate progress in this arena. 
Poor implementation had far-reaching implications, posing a financial burden to the fiscus and 
beneficiaries because of constant repairs that are required to make these houses habitable (Khan & 
Thring, 2003; Manomano & Tanga, 2018; Zungumane et al., 2012). Hence, the model is a bottom-
up initiative that is aimed at building families and communities and thus connecting them to economic 
opportunities through deliberate, redistributive housing delivery practices. This is opposed to the RDP 
process, which erected isolated and fragmented settlements, with very little human-life considerations 
(Huchzermeyer, 2001; Sobantu et al., 2018).  
5.4.2.1. State-of-the-art review  
Thomas (1984, p. 145) posits that the state-of-the-art review is critical in analysing the problem and 
has to be conducted at the outset of the intervention process. This is because it is meant to “determine 
whether relevant interventions already exist and, if so, whether further development is merited [to] 
protect the practitioner-researcher from making needless effort” (Thomas, 1984, p. 145). The study 
conducted a review of both local and international literature to gain in-depth insights into the poor 
implementation of the housing policy in South Africa. Secondly, the researcher interviewed senior 
officials working at policy development level at the NDoHS and the VHI managers in Gauteng and 
Western Cape to determine if there are existing mechanisms already available to address the 
aforementioned challenge. Literature and empirical data pointed out that while there are interventions 
in place, these have not, in practice placed the beneficiaries at the centre of delivery, assuming 
ownership of the processes.  
 
From the policy front, the BNG was anticipated to drive a pro-poor delivery process that was 
participatory and family-oriented. However, Pithouse (2009, p. 11) contends that “housing policy is 
still being pushed in a sharply authoritarian and anti-poor direction” and hence advocates poor- and 
family-centred alternatives. Noyoo and Sobantu (2018) and Sobantu et al. (2018) argue that the 
dominant RDP programme perpetuates the pre-1994 agenda of exclusion at the expense of other 
social development alternatives that are inclusive, for example, voluntary housing. Despite the 
progressive Constitution and the developmental policies that include the RDP policy, Housing White 
Paper and the White Paper for Social Welfare, housing delivery practice continues to lack a pro-poor 
focus (Huchzermeyer, 2001). As opposed to its pre-1994 pro-poor development promise, the ANC 
government “shift[ed] from faith” (Huchzermeyer, 2001, p. 308) by ignoring the need for urban poor 
participation. This shift is also worsened by the dearth of literature that focuses on voluntary housing 
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and its benefits to the urban poor families. As emphasised by Huchzermeyer (2001), there is a need 
for literature that would promote people-centred and pro-poor housing delivery initiatives. This study 
adds to the sparse literature on voluntary housing and its resonances with social development value 
to the urban poor and vulnerable populations. The state-of-the-art review, as part of the methodology, 
shows that there exists a need for interventions that prioritise the urban poor in the delivery process. 
Such innovations would convert human settlements into more vibrant, viable and sustainable spaces 
that offer dignity, stability, self-esteem and meaningful life-experiences to the urban poor.   
 
5.4.2.2. Feasibility study  
The essence of a feasibility study is that it “provides some assurance [so that] further development 
would not entail wasted effort and resources” (Thomas, 1984, p. 145). As prescribed in Thomas 
(1984), feasibility in this study was assessed in terms of the financial resources that would be needed 
to develop the intervention and its economic benefits, post-development. The researcher concluded 
that this study was worth pursuing, considering the role that housing delivery plays in the functioning 
of individuals, families and communities (Charlton & Kihato, 2006; Hohmann, 2013; Jones & 
Teixeira, 2015; McLean, 2006; Lombard, 2007; Midgley & Conley, 2010; Noyoo & Sobantu, 2018; 
Sobantu et al., 2018, 2019; Teixeira, 2006; Warria, 2014).  
Consideration was also given to political feasibility and the question posed was: Will those in power 
support the intervention and allow it to be implemented? Technical feasibility centred on the 
researcher’s competence to design the model and the organisational support to venture into this 
project. All these were key in making sure that this social technology would not be a waste of 
resources. The next section discusses how the empirical data was gathered for this analysis phase.  
5.4.2.3. Empirical study 
A qualitative exploratory study was conducted as part of the Problem Identification and Analysis 
phase. Fouche and Schurink (2013, p. 308) observe that a qualitative paradigm seeks to gain in-depth 
understanding of the phenomenon under study from the rich data that the tools of this paradigm extract 
from the participants. An exploratory design was the most appropriate for this research because of i) 
the paucity of existing research in this area, ii) the degree of flexibility needed to conduct such a study 
and iii) the need to identify the challenges and the innovation opportunities within the problem under 
investigation (Fouche & Schurink, 2013). 
The researcher obtained ethical clearance (Appendix A) on 21 April 2016 from the Faculty of 
Humanities’ Research and Ethics Committee (REC) at the University of Johannesburg. In line with 
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Objective One, the study embarked on a three-level data collection process. The first sample consisted 
of two officials who were purposively selected from the National Department of Human Settlements 
(NDoHS) who gave insights into voluntary housing and social housing policies in South Africa. 
Ritchie, Lewis, Elam, Tennant and Ralim (2014, p. 113) note that purposive sampling involves 
selecting samples “because they have particular features or characteristics which will enable detailed 
exploration and understanding of the central themes and questions which the researcher wishes to 
study.” The officials were most appropriate in sharing information on government policies relating 
to voluntary housing and housing policies in South Africa. More importantly, they were senior 
officials responsible for housing policy development; their participation contributed immensely to 
gaining in-depth insights into the policy dimension, including the challenges that confront housing 
delivery. Thomas (1984, p. 43) stresses that data gathered “should relate to the intervention 
objective”. One official was at director level while the other one was a consultant with long 
international experience in a non-profit VHIs involved in social rental housing. The researcher tried, 
without success to secure a third interview. He relied on the administrative secretary of the NDoHS 
as a gatekeeper for gaining access to the participants and arranging meetings as well as 
communicating with the Directorate’s Deputy Director General.  
With each of these officials, the researcher conducted individual, semi-structured interviews on 
separate days that were convenient to the respondents. Semi-structured interviews have a huge value 
in qualitative research as they allow for “more flexibility around the sequence of questions to be asked 
and for the interviewer to allow the participant to speak more broadly” (Monette, Sullivan & De Jong, 
2011, p. 44) about voluntary housing and social housing. Gill, Stewart, Treasure and Chadwick (2008, 
p. 291) note that a semi-structured interview “allows for the discovery or elaboration of information 
that is important to participants but may not have previously been thought of as pertinent”. The use 
of open-ended questions in semi-structured interviews allowed the researcher to probe and get more 
clarity (Gill et al., 2008; Greef, 2013; Patton, 2002). One interview was conducted in the participant’s 
office while the other one in the departmental boardroom. On average, each interview lasted for 45 – 
60 minutes. The interview schedule (Appendix E), which guided the interview process (Greef, 2013), 
was designed in a manner that would be “likely to yield as much information about the study 
phenomenon as possible and also to address the aims of the research” (Gill et al., 2008, p. 292). All 
the interviews were tape-recorded and transcribed verbatim. In research, recording and transcribing 
interviews is important as it “protects against bias and provides a permanent record of what was and 
not said” (Gill et al., 2008, p. 293). All the participants were asked to sign a consent letter (Appendix 
D) for participating in the study and for the interviews to be recorded.  
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The second sample comprised of managers of non-profit VHIs involved in social rental housing. The 
linkages between VHIs and SHIs are explained in detail in Chapter 4. It is established that even 
though VHIs register as SHIs under SHRA, they retain their independence and autonomy as non-
profit HAs and co-operatives. To emphasise their competencies and hence ability to drive pro-poor 
participatory housing delivery, the researcher preferred to refer to these institutions as VHIs. A 
manager from each of the five institutions participated in the study. Three institutions were selected 
from Gauteng while two were from the Western Cape. The sixth institution from the Western Cape 
withdrew from the study, a day before the scheduled day for data collection. Efforts by the researcher 
to convince the management to reconsider its decision were unsuccessful. SHIs were selected for this 
study because they form the biggest component of formalised and effective VHIs in the country. This 
could have contributed to the limitations of this study.  
In 2016, when this study commenced, Gauteng and the Western Cape comprised the biggest number 
of registered institutions under SHRA. At the beginning of 2018, there were 76 institutions on the 
SHRA register with Gauteng, Western Cape and KwaZulu Natal having the biggest proportion 
(SHRA, 2018a). As at July 2018, the SHRA register had 97 of these institutions and SHIs registered 
as non-profits and Section 21 companies as SHIs. Thirty-nine of these were operational in Gauteng, 
while 13 were based in the Western Cape (SHRA, 2018b). Gauteng and the Western Cape provincial 
government also experience high demand for housing. Stats SA (2018, p. 29) shows that the informal 
dwellings in Gauteng and the Western Cape are 19.8 per cent and 19 per cent respectively, which are 
well above the national average of 13.6 per cent. Hence, it was important for this study to explore the 
contribution of these non-profits in meeting the housing deficits in their provinces, and how some of 
their strategies could be replicated to enhance the development of a pro-poor housing delivery model.  
Mullen (1994, p. 190) opines that for any intervention to be responsive to a beneficiary’s needs, it is 
key for the service providers and the consumers to be involved in its design. With the managers of 
these five institutions in Gauteng and the Western Cape, the researcher also used semi-structured 
interviews, guided by an interview schedule. Semi-structured interviews give the researcher “more 
flexibility… to follow up on interesting avenues that emerge in the interview, and the participant is 
able to give a fuller picture” (Greef, 2013, pp. 351-352). Particular interest was placed on the role 
played by these non-profits in catering for the housing needs of children, women, older persons, and 
people with disabilities and how they promoted family life and community cohesion, mutuality, 
reciprocity and social capital. An interview schedule (Appendix I) was used to guide interviews with 
the managers. All the interviews were conducted in the participants’ offices at their institutions. The 
managers gave insights into how their institutions emerged, the roles that they played in filling the 
delivery gaps left by government and the manner in which they utilised partnerships, among other 
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unique qualities. The interviews were also recorded and transcribed verbatim by the researcher. In 
addition, the researcher took down field notes. Gill et al. (2008, p. 293) observe that field notes are 
used to reflect on “observations, thoughts and ideas about the interviews, as this can help in data 
analysis”.  
The third category of participants in this phase consisted of the beneficiaries. Involving the 
beneficiaries in the housing process is in line with the bottom-up participatory stance of this study. 
Focus group discussions were held with each of the five groups from the institutions to explore their 
housing experiences in relation to social development. These are the same institutions whose 
managers the researcher also interviewed.  
By definition, a focus group is “a group discussion on a particular topic organised for research 
purposes” (Gill et al., 2008, p. 293). Bedford and Burgess (2001) in Hopkins (2007, p. 529) further 
clarify that a focus group is “a one-off meeting of between four and eight individuals who are brought 
together to discuss a particular topic chosen by the researcher who moderates or structures the 
discussion”. Focus groups were key to this study as a “means of better understanding how people feel 
or think about an issue, product or service”. Furthermore, Greef, (2013, p. 360) indicates that focus 
groups allow individuals to “present their own views and experience… also hear from other people.” 
On average, the focus groups had seven individuals and the majority were females. See Table 7.1 in 
Chapter 7 which shows the demographic details of the participants that compromised each group.  
After gaining permission from each institution, the researcher, through the housing managers and 
housing supervisors, posted notices inviting beneficiaries to participate in the focus group 
discussions. The criteria for this sample was that participants had to be willing and needed to have 
been at these their institutions for a minimum of two years. Both males and females were welcome. 
The managers acted as gatekeepers in this volunteer sample recruitment process. Before conducting 
the focus group, the researcher first read the information sheet to the participants and also explained 
it to them in simple terms (Finch et al., 2014). The researcher explained issues of confidentiality, the 
voluntary nature of participation and their role in the discussions. According to Finch et al. (2014, p. 
218), the “introductory stages of a focus group are very important and should be used to both inform 
participants about what will be expected of them and also set out the way in which the group will be 
conducted”. Refreshments were also served to the participants (Finch et al., 2014, p. 218).  
On average, the discussions lasted for an hour or close to an hour and a half and were all conducted 
within the premises of the respective institutions. All the discussions were tape recorded, and 
complemented by notes taken by the researcher. Tape recording was important for capturing the 
discussions accurately (Legard, Keegan & Ward, 2003) while note-taking served as a record of the 
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non-verbal cues that could not possibly be captured by the tapes. The discussions were conducted in 
English, while clarity, where it was needed, was given in local languages (IsiXhosa, IsiZulu and 
SeSotho). The researcher is fluent in all these languages and did not need an interpreter. During the 
discussions, it was important to balance the need “to promote group interaction against the need for 
some individual detail and the value of free-flowing debate against the need for coverage of specified 
topics” (Finch et al., 2014, p. 220). The focus group discussion guide in Appendix M gives more 
detail on the questions that were posed to the groups. All the data collected was transcribed verbatim 
by the researcher. Thereafter, comparisons and consultations with field notes were done to ensure the 
accuracy of the transcriptions.  
5.4.2.4. How data was analysed 
Data analysis involved the process of “making sense of the raw data” (Merriam, 1998, p. 178) that 
was obtained from fieldwork. Schurink, Fouche and De Vos (2013, p. 397) note that data analysis 
involves “reducing the volume of raw information, sifting significance from trivia, identifying 
significant patterns and constructing a framework for communicating the essence of what the data 
reveal”. Spencer, Ritchie, Ormston, O’Connor and Barnard (2014) explain that data analysis is a 
continuous activity which informally commences right at the beginning of the study and ends with 
the write-up of the findings. This section discusses the formal processes of analysis of the textual data 
in the form of interview transcripts from the semi-structured interviews and focus group discussions, 
including the field notes.  All data was analysed using thematic analysis following Terre Blanche, 
Durrheim and Painter’s (2006) steps. The researcher familiarised himself with the transcribed texts a 
number of times, making notes to gain an overall understanding of the information contained in these 
transcripts. This was very useful as the researcher picked up various diverging and converging ideas, 
views and experiences on voluntary housing and social housing and how these either enhanced or 
undermined social development outcomes. From these notes, the researcher was able to come up with 
themes that would respond to Objective One of the study. Under these themes, the researcher slotted 
relevant verbatim responses. This process was followed by coding, which Terre Blanche et al. (2006) 
refer to as marking the data to specific themes. This was a “challenging and exciting stage” (Spencer 
et al., 2014, p. 270) where the data was assigned to the existing themes. In the next stage of 
elaboration, other themes were identified while still others were combined, as more information was 
discovered by listening to the tapes again and going through the field notes. The next stage was to 
refine the themes through combining them together. In the last stage, the researcher “strengthen[ed] 
weak points” (Terre Blanche et al., 2006, p. 33) as he was also interpreting the data.  
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5.4.2.5. Pilot testing the research tool  
The essence of a pilot test is to conduct a small-scale feasibility study prior to the major data collection 
project or it can be conducted solely for pretesting or ‘trial-running’ the research instrument (van 
Teijlingen & Hundley, 2001). De Vaus (1993, p. 54) cautions researchers not to take a risk, but to 
conduct a pilot test first to get an indication of the gaps and the adjustments needed before rolling out 
the tool out in the main study. Dube (2018, p. 95) adds that a test is used to determine the 
“appropriateness and adequacy” of the research tool.  
Based on the difficulty of finding participant officials from the NDoHS, the study could not test/pilot 
the interview schedule for this category of participants. To mitigate this, the researcher worked 
through his tool with his “supervisor… thinking through how [the tool] would work in practice, 
identifying any potentially difficult areas, looking for areas of repetition, ensuring clarity… thinking 
about different ways in which questions might be phrased” (Arthur, Mitchell, Lewis & Nicholas, 
2014, p. 173). Nonetheless, this could have added to the limitations of the study. The researcher only 
managed to pilot the research instrument with one VHI which did not form part of the five VHIs. This 
VHI was from Gauteng, for the convenience of the researcher, who is based in Johannesburg. From 
this VHI, the researcher interviewed the manager and conducted a focus group discussion with the 
beneficiaries. It was during the pilot phase that the manager suggested that the researcher refers to 
HAs as SHIs, because some in the sector were not familiar with the phrase ‘VHI’. While the manager 
appreciated the phrase ‘VHIs’ because of the emphasis on the competencies, the independence and 
autonomy of the institutions, he indicated that due to financial challenges, most institutions had been 
reduced to mere government extensions. From the pre-test focus group discussion, the researcher 
found that it was necessary to balance the need to have unrestrained dialogue and keeping to the key 
focus issues. This was because of the tendency of the discussions to go beyond the allocated time. 
Due to the numerous challenges that were presented by the participants, some of the researcher’s 
assumptions about voluntary housing were challenged. From the pilot stage and the main data 
collection discussions, women comprised the larger proportion of the focus groups. Furthermore, due 
to the limited number of the key informants, the researcher could not conduct the pilot with them. 
This is another issue that can be regarded as a limitation.   
 Design  
Design is the second phase of Thomas’s (1984) development research. It provides a logical motivation 
as to why a new alternative is required, and gives the preliminary steps towards building the proposed 
innovation. This is where the researcher endeavoured to bring 
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…something new and useful into being, conceiving something new and building an experimental 
model of it, translating existing knowledge into applications, the systematic creation and application 
of knowledge through organised effort, and as imaginative loop (Thomas, 1984, p. 151). 
 
Since design is “new to human service” (Thomas, 1984, p. 151), the researcher exercised flexibility, 
as advised by Fraser and Galinsky (2010), Rothman and Thomas (1994) and Thomas (1984). After 
the analysis of the data, which was obtained in Phase One, the researcher designed a model to enhance 
grassroots participation in a manner that would yield developmental housing outcomes for the urban 
poor. The process involved systematic steps that included determining the design objective, 
determining the domains of design, identifying innovation requirements and problems, selecting 
information sources, generating the innovation and proceduralisation. All these steps were useful in 
the “intervention constructs” (Warria, 2014, p. 77). Some of the key steps will be discussed in this 
section, while fuller details of the design phase are found in Chapter 8.  
Data from Phase One showed that, among all the challenges confronting housing delivery, lack of 
grassroots participation topped the list, hence the innovation’s focus on stimulating a bottom-up 
delivery process. This was in line with the social development theoretical lens of this study. Thomas 
(1984) emphasises that not all domains can be targeted for design because this compromises the depth 
and rigour of the process. In this study, the NDoHS was exempted for design purposes. This does not 
mean that the NDoHS is not important in this innovation; it simply means that, within the available 
time, the researcher had to target, most importantly the institutions, and to a lesser extent, local 
government in the design. Otherwise, too much width would have compromised the depth of the 
intervention (Thomas, 1984; Rothman & Thomas, 1994). The decision to target these domains is that 
it is at grassroots institutions and local government levels that beneficiary participation can best be 
mobilised to translate the principles of the Constitution, the RDP and the NDP. The model challenges 
the local government sphere, whose mandate it is to develop the communities, and to rethink the way 
it interacts with the beneficiaries and the communities in housing delivery processes.  
The innovation requirements for this phase were that the model must i) be able to facilitate effective 
collaborative partnerships to draw skills and expertise to build technically and socially sustainable 
human settlements and ii) provide for bottom-up participation of the beneficiaries in planning, 
delivery, and governance in voluntary housing. These requirements reflect the design objective, and 
they informed the innovation process. The study adapted and developed Diephout’s (2014) model by 
specifying the above preconditions for an inclusive bottom-up housing delivery process that would 
enhance not only voluntary housing but also the quality of life (QoL) of the beneficiaries. The 
researcher also incorporated Patel’s (2005) social development principles and values into the model 
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to guide the delivery process towards building cohesive, caring, sustainable human settlements that 
are appropriate for raising families and communities.  
In line with the initial plan, the researcher organised a focus group discussion with the managers who 
took part in Phase One of the data collection process. The focus group discussion suffered from low 
attendance as managers in Gauteng cited work commitments and hence could not travel to Cape Town 
for such an exercise. The model was thus presented to two managers from the Western Cape, who 
were requested to provide feedback on the feasibility of the innovation.  
Smaller focus group discussions need to have four to six participants (Greef, 2013, p. 366; MacIntosh, 
1993); larger groups may have up to fifteen people (Gibbs, 1997; Goss & Leinbach, 1996). In this 
case, the researcher considered the important contribution that the two would add to the study 
(Morgan, 1997), and the challenges of having other managers from Gauteng. In that light, the 
researcher proceeded with the focus group discussion. Involving the end users was key in improving 
the applicability of the innovation (Thomas, 1984, p. 165). Overall, the managers were satisfied with 
the innovation and made useful recommendations.  
To compensate for low attendance in the focus group, the researcher decided to employ a Delphi 
technique to obtain feedback from all the managers. A Delphi technique is a qualitative design that is 
“useful where it [is] difficult to bring [participants] together physically (for example because of 
distance or time pressures), or where being together physically might constrain the open articulation 
of views” (Finch et al., 2014, p. 214). The Delphi technique is a method of data collection designed 
in the 1950s and involves experts in a specific domain (Avella, 2016; Finch et al., 2014; Hsu & 
Sandford, 2007). Some of the advantages of this design include flexibility, simplicity and cost-
effectiveness, freedom of expression and ease of communication (Avella, 2016, pp. 314-315). In this 
case, the managers were experts both in HA and co-operative management and social housing.  The 
Delphi technique has been utilised in various areas to get expert opinion in investigating policy issues 
and setting goals (Hsu & Sandford, 2007) as well as in military planning (Avella, 2016; Finch et al., 
2014). With the study’s intent of challenging the long-standing traditions in housing delivery, the 
Delphi technique employed by this study also had a policy-influencing slant (Avella, 2016, p. 306). 
The managers had been informed in the first round of Phase One of the data collection that they would 
be later requested to participate in design. As advised by Grisham (2008, p. 117), the researcher 
explained to the managers what “is required of them, how much time it will require, what they will 
be required to provide, what the purpose of the study is to be, and what will be done with the 
information”. According to Finch et al. (2014) and Hsu and Sandford (2007), the researcher thus 
emailed the model to the five managers and requested them to provide feedback and return it for 
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further refinements. As is common with this method (Hsu & Sandford, 2007), the researcher had a 
low response rate from the managers. Several iterations were done with the three managers (including 
some from Gauteng who had not participated in the focus group discussion) until some convergence 
was obtained in the responses. The two displayed interest in the study and “through the operation of 
multiple iterations [they became more] problem-solving oriented [and offered] their opinions more 
insightfully” (Hsu & Sandford, 2007, p. 2). Worth noting is that the study did not attain 100 per cent 
convergence in terms of managers’ responses; this is normal according to Avella (2016), Finch et al. 
(2014) and Vernon (2009). The role of the researcher in this case was to integrate relevant feedback 
provided by the managers.  
 Development  
Development is the third phase of Thomas’s (1984) intervention research. Thomas (1984, p. 169) 
defines development as “the process by which an innovation is implemented and used on a trial basis, 
tested for its adequacy, and refined and redesigned as necessary”. As highlighted in Chapter 1, the 
study did not intend to conduct a ‘trial run’ of the innovation in the natural housing delivery setting 
due to the lengthy nature of housing programmes, making such a venture unfeasible for this study. 
However, the researcher involved key informants as a means of determining the applicability and the 
potential of the intervention to enhance voluntary housing within a social development approach in 
South Africa (Thomas, 1984). Due to the inability of the key informants to physically attend a focus 
group, the researcher opted for a Delphi technique. The model was emailed to five key informants 
who were experts and had been purposively selected from practice and academia to comment on its 
applicability and social development potential (De Vos & Strydom, 2011, p. 484). As advised by 
Rothman and Thomas (1994) and Thomas (1984), these informants also included experts who worked 
in the VHI environment. The researcher emailed the model to the key informants as well as the 
evaluation form so that the participants could rate the innovation on different aspects and give 
comments. From the feedback, the researcher was able to refine the innovation and its accompanying 
principles. See Appendix T for the feedback that was received from one of the key informants.  
5.5. The fieldwork experience  
This study involved three categories of participants, including senior government officials. The 
researcher communicated with the officials through a gatekeeper, which made the process complex, 
tedious and time-consuming. After obtaining ethical clearance from the University of Johannesburg’s 
Research Ethics Committee (REC), the researcher started the process of obtaining approval from the 
NDoHS. This approval was eventually obtained from the Acting Deputy Director General for Human 
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Settlements Frameworks on the 13 September 2016, and this paved the way for conducting the 
interviews with the officials. See Appendix B for the NDoHS Approval Letter. The researcher 
managed to interview the two officials on 10 and 17 February 2017. Efforts to secure a third interview 
were fruitless, which was exacerbated by the fact that the researcher relied on a secretary who was a 
liaison between him and the prospective participants.  
The researcher obtained permission from all the institutions from whom the managers and focus 
groups were drawn. The first permission (Appendix F) was received from an institution in Gauteng 
on 27 July 2016. An interview with the manager of this institution was conducted on 23 February 
2017 at the institution’s head office in Pretoria, while the focus group discussion was done on 4 March 
2017 on a Saturday on the VHI premises. The last of the three interviews and the focus group 
discussion in Gauteng were conducted on 19 May 207. It is worth noting that, while the two managers 
in Gauteng had in-depth knowledge of and experience in voluntary housing and social housing 
management and supervision, the third one had an accounting background and saw no value in 
participatory approaches and pro-poor management. He indicated that coordinating meetings with the 
beneficiaries was tedious, complicated and time-consuming, and moreover, beneficiaries were busy, 
with some only available on weekends.  
In the Western Cape, the first interview and a focus group discussion took place on the same day on 
10 July 2017 while the second set was conducted on 11 July 2017. It came to the attention of the 
researcher that not all HAs and co-operatives registered under SHRA are indeed operating according 
to government guidelines. Communication with one of the managers revealed that only three 
institutions in the Western Cape are known to adhere to government guidelines and requirements. 
The third institution’s management pulled out of the research and efforts to convince them to 
reconsider their decision was unsuccessful as they later did not respond to emails nor take up the 
researcher’s telephonic calls. The highlight in the Western Cape was the reluctance of the institutions 
to take part in the study, with some even suspicious that the researcher was a government official who 
was conducting a study on how the institutions had progressed in terms of racial transformation in 
their tenancy. Secondly, the other issue in Cape Town was the enormous challenges of the HAs and 
SHIs because of gangsterism, alcohol and drug abuse, which are exacerbated by the lack of social 
workers in the institutions.  
After data collection, the researcher requested a professional transcriber to help with transcription. 
However, during the analysis stage, the researcher had to go back to all the tape recordings to compare 
the information with the data contained in the transcripts and the field notes. This was done to prevent 
possible omission of any useful data. Tessier (2012, p. 447) notes that this iterative process is based 
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on the “idea that transcripts overcome the weaknesses of field notes and that working from a recording 
overcomes the weaknesses of transcripts.” 
5.6. Trustworthiness and rigour  
Ormston, Spencer, Barnard and Snape (2014, p. 23) stress that research should be conducted in a 
manner that will result in credible and trustworthy findings. Babbie and Mouton (2011) argue that the 
researcher will have to convince the readers “that the findings of the study are [credible] and worth 
paying attention to” (Babbie, 2007). Lincoln and Guba (1985) recommend a set of guidelines that 
were applied in this study to ensure trustworthiness, credibility and rigour. A pilot of the research tool 
was conducted before the main data collection process. According to Lincoln and Guba (1985), this 
is key for establishing rapport and familiarity with the fieldwork setting to enhance credibility and 
trustworthiness of the interviews and data that was gathered.  
The trustworthiness of the data was achieved by using three data collection strategies, i.e. semi-
structured interviews with the NDoHS officials and managers, focus group discussions with the 
beneficiaries and the Delphi technique with the managers and key informants in the design and 
development phases. Collecting data in this manner is referred to as triangulation (Lincoln & Guba, 
1985; Shenton, 2004). Furthermore, using different sources “compensates for their individual 
limitations and exploits their respective benefits” (Brewer & Hunter, 1989 in Shenton, 2004, p. 65). 
The researcher also applied Shenton’s (2004) four concepts to ensure trustworthiness and rigour in 
this study. These four concepts are credibility, transferability, dependability and confirmability. Also, 
familiarising himself with the NDoHS, HAs, co-operatives and SHIs through both regular visits and 
policy documents helped in enhancing credibility. Emphasising voluntary participation enhanced 
honesty in participants while iterative questioning and member checking were employed as a tactic 
to uncover inconsistencies in participants’ responses. This made sure that the researcher had 
“accurately recorded the phenomena under scrutiny” (Shenton, 2004, p. 64).  
The researcher also maintained an audit trail to keep a record of the steps and procedures taken in 
research (Lincoln & Guba, 1985; Shenton, 2004). The audit trail “enables the readers to determine 
how far the data and constructs emerging from it may be accepted” (Shenton, 2004, p. 72). The 
researcher also used a field journal, together with the audiotapes, especially in analysis. According to 
Anney (2014) and Shenton (2004), this reflexive action ensures rigour, accuracy and dependability 
of the data.   
Transferability can be difficult to achieve in qualitative research because the findings are not 
generalisable. Shenton (2004, p. 70), however, argues that the notion of transferability in qualitative 
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studies should not be dismissed but can be achieved by offering in-depth, thick descriptions of the 
issues under investigation. The detailed findings in Chapters 6 and 7 offer such depth which enhanced 
the credibility of the study. Instead of reliability, qualitative research is concerned with dependability 
(Dube, 2018; Schurink et al., 2013; Shenton, 2004). To achieve dependability, the researcher ensured 
that, from time to time, data collection followed the prescribed methodology, evaluated progress to 
check if it was as initially planned (Shenton, 2004, pp. 71-72). When he paused between interviews 
and focus groups, the researcher also read through his field journal and listened to the audio tapes. 
According to Anney (2014), this reflexive action also contributes towards rigour. Confirmability is 
the qualitative equivalent of objectivity (Shenton, 2004). Triangulation, maintaining an audit trail and 
allowing his dispositions to be challenged are some of the strategies that the researcher employed to 
ensure confirmability (Lincoln & Guba, 1985; Shenton, 2004). Above all, checking the research 
themes by the supervisor and constant debriefing helped to achieve confirmability of the findings.  
5.7. Ethical considerations  
Ethics in research is a human rights issue which is meant to ensure that participants are protected both 
physically and emotionally. Ndebele, Mwaluko, Kruger, Oukem-Boyer and Zimba (2014, p. 3) stress 
the need to adhere to the “research protection norms, standards and requirements”. This study 
observed the ethical considerations discussed below. 
 Obtaining ethical clearance  
The proposal to conduct this study was subjected to academic scrutiny and was approved by the 
Department of Social Work’s Higher Degrees Committee (HDC) and REC at the University of 
Johannesburg. Both these committees scrutinised the proposal. Ndebele et al. (2014) and Strydom 
(2013, p. 127) note that it is the duty of such committees to ensure that all proposals subscribe to a 
standard of human rights and protocol to protect human participants. Ethical clearance was obtained 
from REC on 21 April 2016 and the certificate issued is numbered: 01-03302016. See Appendix A 
for this certificate. Furthermore, permission was obtained from the institutions that participated in the 
study. One of the permission letters that was received on 27 July 2016 is shown in Appendix F. 
Appendix B shows the permission letter from the NDoHS’ Deputy Director General on 12 September 
2016.  
 Voluntary participation  
In order to achieve credibility in research, voluntary participation is a requirement (Rubin & Babbie, 
1999; Shenton, 2004). Prior the interviews and the focus group discussions, participants were given 
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full information about the study in order for them to make informed decisions about participation. 
McLaughlin (2012) emphasises the importance for participants to have information regarding the 
study and what their roles would be in the process. A participant information sheet (PIS) which was 
written in simple language was given to the participant and the researcher also explained any 
questions posed by the participants. Because each phase served a particular purpose in line with 
Thomas’s phases, the study provided different PIS for each level. See Appendix C (PIS for NDoHS 
officials), Appendix G (for VHI managers), Appendix K (for beneficiaries), Appendix N (for 
managers in the design phase) and Appendix Q (for the key informants in the development phase). 
To all the participants at each level, the researcher stressed that participation was voluntary and that 
participants could withdraw at any stage of the interview and the research process and that there 
would be no consequences for such withdrawal (McLaughlin, 2012). Neuman (2003, p. 124) in 
Strydom (2013, p. 117) emphasises that “nobody should ever be coerced into participating in a 
research project, because participation must always be voluntary”. All the participants in the 
interviews and focus group were able to read and understand the implications of their participation in 
the study.   
 Informed consent  
Informed consent is a necessity in research as without due consent, the study is undermining the 
participants’ right to self-determination (Strydom, 2013, p. 117; Uwe, 2008). Strydom (2013, p. 117) 
clarifies that voluntary participation prevents harm to the participants. For participants to be able to 
exercise self-determination in giving or refusing consent in research, Strydom (2013, p. 117) indicates 
that the researcher must give “accurate and complete information” about the study and its goals. 
Given the likelihood that some of the participants may have not been satisfied with their housing 
conditions, it was explained that the study was purely an academic exercise and that the researcher 
could not negotiate on their behalf with their management about their housing conditions.  
As advised by McLaughlin (2012), information about the study was written in simple language that 
all participants could comprehend and verbal explanations were also provided by the researcher. In 
some instances, the researcher also explained the information on the PIS and the consent forms in 
indigenous languages. The consent form had a dual purpose: one for agreeing to participate in the 
study and the other consenting to audio recording the conversations. See Appendix D for the consent 
form that was used in the study.  
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 Anonymity and confidentiality 
Anonymity and confidentiality are important in research. Simply, anonymity implies that information 
has to be handled in a manner that responses cannot be traced back to the respondents (Strydom, 
2013; Webster, Lewis & Brown, 2014). To achieve this, the study made use of alphabetical codes 
such as Participant A and Participant B to ensure the privacy of the participants (Strydom, 2013). 
Anonymity was, however, not possible in the focus group because the participants gave their 
responses in the presence of others.  
The value of confidentiality is synonymous with the social work profession (Rubin & Babbie, 2011; 
Webster et al., 2014). Strydom (2013, p. 120) observes that “confidentiality places a strong obligation 
on social workers to guard jealously the information that is confided to them”. The researcher 
therefore assured the participants that the information gathered would be handled in a confidential 
manner, i.e. it would be restricted to the researcher and his supervisor (Strydom, 2013, p. 120). The 
transcriptions were kept in a lockable cupboard to ensure that the data remained confidential while 
the tape-recorded data remained on the researcher’s password-protected laptop. The transcripts and 
recorded data will be destroyed after six years. Anonymity and confidentiality were essential in this 
study as some participants in focus group discussions shared their dissatisfaction over poor living 
conditions. It implied that the researcher would not “report [at all to the managers] what they sa[id] 
in ways that could identify them or attributed to them” (Webster et al., 2014, p. 96).    
 Avoidance of harm 
Strydom (2013, p. 115) notes that no social research must result in harm to those who are 
participating. Participants were informed beforehand that no physical nor emotional harm was 
foreseeable in this study. Since it is difficult to predict such harm, the researcher assured the 
participants that counselling would be available from the provincial departments of Social 
Development, should interviews and discussions trigger any feelings of emotional distress.  
 Actions and competence of the researcher 
This is the first kind of intervention research, known to the researcher that involved multi-level data 
collection, including senior government officials and grassroots beneficiaries in the area of housing. 
The researcher was aware that such a ground-breaking strategy and policy type of intervention study 
would be difficult and challenging (Fraser & Galinsky, 2010). With guidance from his supervisor, he 
ensured that he conducted himself with respect, dignity, humility and honesty to win the trust and 
establish rapport with the officials, VHI management and the beneficiaries (Strydom, 2013, p. 123). 
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Traversing between and interweaving interdisciplinary and transdisciplinary knowledge also 
demanded skill and competence from the researcher. He continued to read widely on social 
development, housing and voluntary housing. Throughout the study, the researcher honoured ethical 
guidelines, followed the proposed methodological steps and where not possible, he discussed with 
his supervisor and these diversions were honestly reported in the thesis. Moreover, the researcher 
acknowledged instances where his assumptions were challenged and in research, this is important to 
avoid manipulation of the findings (Strydom, 2013, p. 123).  
5.8. Limitations and delimitations  
Voluntary housing has undergone marked transformation, moving away from most of its foundational 
tenets. Rather than being wholly independent, most HAs and co-operatives are operating solely on 
government funding and hence managers preferred to be referred to as SHIs rather than VHIs. 
Government officials and managers have very little knowledge of the historical evolution of social 
housing in the international context, or about the relationship between social housing and voluntary 
housing. Such a lack of understanding limits the financial independence of these institutions, which 
solely depend of government funding. Due to the vast amounts of data contained in the focus group 
discussions, the researcher was required to listen to the audio tapes several times in case some vital 
information may have been lost in the process of transcription. The process of transcribing was 
tedious, time-consuming and often monotonous. In order to capture other meta-communication 
elements that could not be taped, the researcher had to take down notes, which were used during the 
iterative process of analysis.  
In line with Hsu’s and Sandford’s (2007) observation, the Delphi technique in the design and 
development phases met with a low response rate from the managers and the key informants. To 
mitigate this, the researcher had multiple iterative rounds with the individuals who were available.  
In all the focus group discussions, there were some participants who expected that their housing 
challenges would be resolved by participating in the study, while others were reluctant to 
communicate their frustrations for fear of victimisation. It is possible that some vital information may 
therefore not have been conveyed by the participants. The researcher reiterated that the discussions 
were purely an academic exercise and that he would not divulge the contents of the discussions to the 
management and emphasised that the study was not aimed at addressing their challenges. As 
mentioned earlier, the inability of some managers in the design phase to attend the focus group 
discussion can be regarded as another limitation because the researcher had to hastily make 
adjustments to keep the research on track. Another limitation is that the researcher did not test/pilot 
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the interview schedule with the NDoHS officials and the key informants because of the difficulty of 
finding participants in these categories. He, however discussed his research tools with his supervisor 
and anticipated the challenges that he was likely to face in implementing the tool.  
5.9. Conclusion  
This chapter discussed the methodology of the study, namely, the application of intervention research. 
The chapter described how Thomas’s (1984) three phases were followed and explained why the 
remaining three phases could not be pursued. Qualitative data collection and analysis were employed, 
involving various research tools. Furthermore, multidisciplinary knowledge was converted into an 
application to enhance voluntary housing delivery in a social development manner in South Africa. 
It can be concluded that VHI managers should take into account the historical background of the HAs 
and co-operatives so as to rediscover their competences and possibilities for financial independence, 
autonomy and sustainability. This is especially crucial in the light of the resource constraints that 
continue to hamper affordable housing delivery and affordability in a democratic South Africa. 
Chapters 6 and 7 discuss the findings of the empirical study. 
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Chapter 6. Research findings pertaining to government 
officials and managers 
6.1. Introduction 
The purpose of this chapter is to present the findings of the empirical component of this study. This 
empirical study also served as the field work part of the research.  It addresses the first two objectives 
of the study and is divided into two sections: i) the findings from the interviews with government 
officials and ii) the findings from the interviews with voluntary housing institutions (VHI) managers. 
Each section starts with the demographic profile of participants. The analysis was conducted through 
an iterative process of comparing data with literature on housing, voluntary housing and social 
development (Miles, Huberman & Saldana, 2013) where the researcher “develops explanations for 
the patterns observed in the data”. The findings are discussed according to the themes that emerged 
from the interview transcripts and field notes (Bazeley, 2009; Miles et al., 2013; Patton, 1990; 
Thomas, 2006). The discussions in this chapter fall under Phase One of Thomas’s (1984) 
methodological steps of intervention research. 
 
6.2. Analysis of the views of National Department of Human 
Settlements (NDoHS) officials  
The participation of government officials was central to this study, especially from a policy 
perspective. This is because Section 26 of the Constitution mandates the government to make 
provision for the delivery of adequate housing to its citizens (RSA, 1996). Hence, it was important to 
gain insights into government views on housing and voluntary and social rental housing, including 
the policies regulating and promoting housing delivery in the country. Instead of interviewing three 
government officials as initially planned in the proposal, the researcher managed to secure only two 
interviews with the officials who were available. Efforts to secure the third interview were 
unsuccessful. Table 6.1 below shows the profile of the two officials who participated in the study. 
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Table 6.1: Profile of officials at the National Department of Human Settlements 
Participant  Pseudonym  Gender Role  Years with 
NDoHS 
Qualification 
1 Official A Male  Consultant  8 Undergraduate 
Degree  
2 Official B Male  Director  3  Doctorate  
 
Both participants were males, with the first one being employed as a consultant. He had been involved 
in social rental housing projects, in both their initiation and implementation, for more than 20 years 
in the Netherlands and South Africa, before he was invited in 2010 to join the department as a 
consultant. At the time the interviews were conducted, he was working directly with non-profit VHIs, 
focusing on social rental housing delivery. The other official had been with the department as a 
director for three years. Before joining government, he had worked for the NHFC for eight years. He 
had a doctorate in housing from the University of the Witwatersrand where he was also lecturing on 
a part-time basis.  
 
Semi-structured interviews with the two officials were conducted on 10 and 17 February 2017, one 
after the other. A thematised interview schedule was used to guide the interviews (Drever, 1995; Gill 
et al., 2008; Ryan, Coughlin & Cronin, 2009). After data transcription, the researcher listened to the 
audio tape recordings a number of times and compared them with field notes to identify key themes 
(Bazeley, 2009; Miles et al. 2013; Patton, 1990; Thomas, 2006), which are listed in Table 6.2.  
 
Table 6.2: Key themes arising from the interviews  
Theme Topic of the theme  
One Overview of the housing challenge in South Africa 
Two Linkages between social housing and other national policies  
Three Restructuring apartheid spatial trends 
Four Responding to the ever-growing housing gap 
Five Benefits of voluntary efforts 
Six Challenges facing voluntary non-profit institutions 
 
 Overview of the housing challenge in South Africa 
To begin with, the two officials reiterated that the RDP housing subsidy has been the main feature of 
post-apartheid South Africa’s housing policy since the 1990s housing policy negotiations. These 
findings reflected literature, confirming that the country is faced with a huge housing challenge 
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regarding low-income housing. Providing examples, the two officials cited poor quality of RDP 
housing and the huge housing backlog. One official referred to this as “acute, considering that the 
population is still growing and our housing backlog is not getting any better” (Official A). Regarding 
poor quality, officials also revealed that it was public knowledge that the RDP programme produced 
poor quality housing, which “was unfortunate because it is costly to repair these and some have to 
be demolished. You have also heard that many have left their units back to informal settlements” 
(Official B). The two officials concurred that the impact of the shortages had far-reaching 
consequences, affecting various areas of the urban poor’s lives and undermining government efforts 
to fight other related challenges. For example: 
“Shortages have led to the proliferation of informal settlements, and people resort to 
precarious living arrangements, streetism in the country and even challenges of gender-
based violence because most of the victims are women. Can you see how this cascades to 
other areas?” (Official A).  
This excerpt amplifies the central role of housing and its inseparability from the human rights 
discourse in the struggle to realise social development in post-apartheid South Africa (Arku, 2006; 
Carter & Polevychok, 2004; Charlton, 2013; Hohmann, 2013; Jenkins & Smith, 2001; Mkandawire, 
2004; Noyoo & Sobantu, 2018; Sobantu et al., 2018, 2019). What is also implicit in the above 
comments is that officials are aware of the reality that housing is an essential element of social policy 
(Arku, 2006; Carter & Polevychok, 2004) and hence, they are concerned that inadequate housing 
adversely affects government’s efforts of addressing ‘streetism’, domestic and gender-based violence 
among other social ills.  
The officials linked these housing problems to the “legacy of apartheid and these problems keep on 
coming up over again” (Official A). This assertion echoes the views of Gibson (2009), Huchzermeyer 
(2001), Jenkins (1999), Murray (2008), Noyoo and Sobantu (2018) and Pithouse (2009), who trace 
the current housing shortfalls, top-down implementation and fragmented spatiality to apartheid 
policies of exclusion. Chapter 2 of this study provides a systematic review of how the colonial and 
apartheid policies and programmes gave birth to the current housing ‘conundrum’, as Tomlinson 
(2015) refers to it. Officials conveyed that the housing deficit was of great concern to government. 
One official observed: “…of course we are concerned about the back log… it’s around 2.1million 
and it’s a huge challenge that everyone in the country is aware of” (Official A). 
What was also important in the findings was that the officials were able to express the social and 
economic impact of the housing challenge to the urban poor. Because of fragmented and isolated 
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settlements, the officials pointed out that the poor were paying more to access services and their 
livelihood opportunities. This was elaborated by Official B in the excerpt below:  
“… our people end up in informal settlements and we know how life is in these settlements… 
informal settlements people spend almost 25% of their income commuting between their jobs 
and their places of stay, between home and work. What does it tell you, it tells you that 
people’s lives or people’s settlements are located on the periphery of the inner cities and we 
need to address that” (Official B).  
From the above response, far-flung settlements pose financial strain as adults and their children need 
to commute long distances to work and school on a daily basis. As elaborated in Zack and Charlton 
(2003), the peripheral location of most RDP settlements is also exacerbated by lack of reliable 
transport. Findings also show that poor quality units are in fact costly to both the fiscus and the 
beneficiaries and undermine the dignity and the quality of life of the families. Hence, many opt to 
relocate back to informal settlements (Noyoo & Sobantu, 2018; Pithouse, 2009; Zack & Charlton, 
2003).   
All the above responses highlight the central role of adequate housing in promoting other socio-
economic rights such as the right to clean water, electricity and sanitation to mention a few (Hohman, 
2013; Kellet & Moore, 2003; Sobantu et al., 2018). The fact that the country’s Constitution guarantees 
that every citizen should have access to these rights is ample evidence of the vital role of housing in 
the promotion of human rights and social development. This position concurs with Carter and 
Polevychok (2004) who note that housing is an integral component of social policy. In the same vein, 
Arku (2006) and Gray, Mazibuko and O’Brien (1996) emphasise that social policy is important in 
realising social development outcomes.  
 Linkages between voluntary housing, social housing and other policies  
The study explored the officials’ understanding of voluntary housing and its relationship with social 
rental housing and other policies and programmes. The officials’ responses indicate that the phrase 
‘voluntary housing’ is not common in South Africa. While one of the officials concurred that SHIs 
belonged to the housing-focused voluntary sector, he stated that they in fact preferred to refer to these 
institutions according to the way they are defined in the 2008 Social Housing Act. The official 
observed: “…it would be interesting for these organisations to also view themselves as voluntary 
housing entities because they can also stretch themselves beyond what we offer them.” Currently, 
social housing has the biggest and most organised forms of voluntary housing in South Africa. Most 
of them depend on government subsidies to sustain themselves financially (RSA, 2008). While 
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accessing government funding and support is a positive collaborative development to address the 
housing gap, Official A remarked that “it is key that they also learn to be independent and source 
[their] own funding and be innovative in their business because it’s not guaranteed that they’ll always 
get funding.” Hence, in Chapter 4, the researcher contends that SHIs need to reconsider aligning 
themselves with the voluntary sector and provide voluntary housing using both their independently 
sourced funding and that which is derived from the government through a subsidy.   
 
In addition, Official B who was a Dutch national and had practiced in the Netherlands, articulated the 
linkages between voluntary housing and social housing. He elaborated that:  
  
“In my country, we have a long history of social housing, which, because of the huge number 
of non-profit organisations that are involved we refer to them as voluntary housing 
institutions. This is because they are the backbone of voluntary housing since the end of 
World War II. Because we support voluntarism, these are independent… government 
supports them as autonomous entities, and they produce voluntary housing. Now, here 
voluntary is associated with lack of structure, informality and using primitive methods of 
construction.” 
Asked further about the importance of independence and autonomy of the sector, Official B explained 
that it stimulates institutions to seek “innovation and challenge government for support from an 
independent position. These organisations have to be financially stable”.  
 
Nonetheless, the study found that the government regarded the housing-focused non-profit sector as 
integral in promoting access to housing and contributing towards its goal of enhancing the dignity of 
the urban poor. Official A clarified that the housing-based VHIs:  
  
“…promoted the ideas of creating an inclusive society and nation building as articulated in 
the Freedom Charter, our Constitution and later the NDP because the policy seeks to 
improve access to livelihood opportunities.”     
The above excerpt is in line with the 2005 Social Housing Policy which articulates the aim of social 
housing. The Act is clear in that social rental housing is aimed at urban restructuring in order to link 
the beneficiaries to economic opportunities and help their children access schools and health care 
facilities (RSA, 2003; 2005a). To illustrate the link between other policies and the role played by the 
non-profits in the overall developmental agenda of government, Official B elaborated:  
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“… that’s why the Department has moved from housing to human settlements so that we can 
provide integrated settlements at the core of our cities. It was intended that women will 
benefit and have access to clean water and get easy transport to work and children to school. 
The Constitution demands that people have to be treated with dignity. Remember the NDP’s 
plan to reduce poverty and inequality by creating jobs and locating people closer to those 
jobs. So, these social housing institutions play all those roles.”  
The above response dovetails with Jimenez et al. (2014, p. 16) view that “public policies [should 
positively] affect personal and family well-being”. Official A reiterated that non-profit VHIs such as 
Housing Associations and other voluntary efforts have a history in apartheid South Africa where they 
were used by the former government to provide services to poor whites. He commented: 
 
“…check when the institutional subsidy started; it was meant to relieve the poor from 
poverty by providing them with good shelter so they can be stable to focus on other things” 
(Official A).  
This view concurs with those of Kellet and Moore (2003) and Malpass (2000) who emphasise that 
housing enhances stability for families. McLean (2006) also points out that it promotes redistribution, 
economic growth and nation building.  
 
Regarding policies that guide VHIs, the officials clarified that there were no polices that existed in 
isolation. This means that housing delivery and voluntary housing exist within other housing and 
social policies in the country. Official A explained that the “difference between RDP and social rental 
housing policies should be appreciated because government wanted to provide different streams from 
which urban poor people could choose.” He emphasised that just like the individual subsidy, the 
institutional subsidy seeks to advance the goals of the Freedom Charter and those of the RDP policy 
and the National Development Plan. In the case of voluntary housing, the official also indicated that 
the 2008 Social Housing Act: 
 
“…then ensures that different systems are in place like funding and administrative functions. 
SHRA registers these organisations. But remember, if they are co-operatives they should be 
registered already with DTI. In the same way NPOs should be registered with the NPO 
Directorate before they are funded by DSD. They are monitored again in terms of the 
PFMA… remember” (Official A). 
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From the above response, it is clear that the participation of VHIs in housing is an organised 
arrangement that is backed by different policies.      
 
 Restructuring of apartheid spatial trends and addressing the housing 
gap 
Findings from the study showed that government invited non-profit institutions to register as SHIs so 
that they could contribute towards restructuring urban spatiality. The challenge of fragmented 
spatiality in South Africa is well-articulated in literature. Chapter 2 of this study traces the origins of 
fragmentation and its continuity in post-1994 South African urban spaces. It is mainly reflected in 
informal settlements on the peripheries of cities, dislocated from essential services. By 2015, the 
country had 2 225 informal settlements, rising from just 600 in 1994 (Tomlinson, 2015, p. 1). The 
officials highlighted that they were aware of the protests against this reality (Alexander et al., 2017; 
Msindo, 2017; Mukhuthu, 2015). Against this background, the essence of urban restructuring was to 
“restore the dignity of the black family, and this is important considering informal settlements and 
the lack of sanitation and other services in there” (Official B). Furthermore, Official A added that 
such type of housing is developed “in the core of the city where schools, healthcare centres are within 
reach and transport is available to take you anywhere.”  
The findings showed that as a result of the growing trends of poverty in the country and the poorly 
performing economy, the government was under immense pressure to link the urban poor to economic 
opportunities. Officials stressed that conveniently located low-income housing was one way to curb 
the high costs of travelling for urban poor families while enhancing their access to advanced services 
in the city and economic opportunities. By so doing, the authorities acknowledged that the non-profits 
hugely contributed towards government’s social policy agenda of addressing poverty and urban 
restructuring (Meikle, 2014; Rakodi, 2014; Sanderson, 2000; UN, 2016). 
 Furthermore, officials reiterated that the 1994 Housing White Paper, which emphasises inclusive and 
integrated human settlements, underpins urban restructuring. This resonates with the goal of social 
development, i.e. promoting access, equality, human dignity, human rights and non-racialism as 
enshrined in the Bill of Rights (RSA, 1996; Patel, 2015; Sobantu et al., 2018). On social development 
and urban restructuring, Burocco (2017, p. 1) asserts that VHIs contribute to “economic development, 
environmental improvement and social progress [which] positions [Johannesburg] in the global 
economic creative circuit”. Official B elaborated that “government considered spatial justice very 
seriously and that is why you find these institutions across the country and all the municipalities are 
tasked to identify their restructuring zones and develop them.” Currently, the Western Cape and 
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Gauteng have the highest record of informal settlements in South Africa (Stats SA, 2018b) which 
perhaps explains why the two provinces also have the largest footprint of VHIs in South Africa 
(Bertoldi & Reid, 2010, p. 5; SHRA, 2018b). However, with over seven million people living in 
informal settlements in South Africa, there is an ever-increasing need for supporting these institutions, 
especially considering the role they play in urban restructuring in the country (Noyoo & Sobantu, 
2018).  
Even though the 2005 Social Housing Policy specifies that SHIs’ main role is to enhance urban 
restructuring, officials highlighted that the trend is that they are increasingly expected to also respond 
to the housing gap. Instead of relying mainly on the RDP programme to reduce the housing shortfall, 
officials stressed that there was a need to find other innovative ways to speed up low-income housing 
for the urban poor. One official remarked:  
“Even though it was initially planned to focus on restructuring, the challenge demands that 
we have to expect it to help close the gap because part of the problem is that government 
relied so much on one programme (Official B). 
The design of a model to enhance voluntary housing delivery in South Africa is urgently required 
given the existing housing shortfall and the constantly spreading informal settlements that 
characterise the country’s urban landscape. There is also an urgent need to link the urban poor with 
economic opportunities as a way of promoting human development and social and spatial justice.  
 Benefits of voluntary efforts 
The study also explored the benefits of voluntary housing initiatives. According to the interviewed 
officials, there were various benefits that accrued to the beneficiaries from voluntary housing. A 
number of these benefits have been cited both internationally and locally. As noted in most of the 
above responses, VHIs improve the supply of affordable housing for the poor because of their 
inability to afford housing due to low incomes. As in the UK, the Netherlands and France (Coatham, 
1995, p. 28; Dunn, 2000; Hertzel & Szymanski, 1981; Maclenan & Williams, 1990; Mullins, 1998; 
Purkis, 2010; Whitehead, 2007), voluntary housing in South Africa has succeeded in providing well-
located, affordable housing, “which is contrary to what we have with the RDP. The restructuring 
zones makes sure that the units are conveniently located” (Official A). The official added: 
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“…access to quality housing on its own builds confidence, self-esteem and dignity of the 
people… and remember that we emphasise women benefiting as well. Most of these units 
are safe for children to play and they are very close to almost everything.”  
These benefits are similar to those noted by Dave (2010) and Ford (2010) in Noyoo and Sobantu 
(2018, pp. 40-41), that “voluntary housing entails building houses on well-located and convenient 
land… [which] could enhance urban social and economic life in terms of safety and security and as 
well as bring forth a sense of belonging and ownership.” As such, voluntary housing promotes family 
life through enhancing peace, social and economic prosperity (Noyoo & Sobantu, 2018). 
Furthermore, both officials cited subsidised rentals, proximity of management to the beneficiaries, 
quality housing, safety and security as some of the most notable benefits of voluntary housing.  
 
 Challenges facing voluntary non-profit institutions 
In addition, the research endeavoured to highlight the challenges that are faced by voluntary non-
profit institutions. The interviews revealed two key, interrelated challenges which negatively affected 
the viability of VHIs. These were maintenance deficits and rental defaults. Wordsworth and Lee 
(2001) define building and infrastructure maintenance as taking care of the physical appearance of 
the buildings and surroundings in order to keep them in an acceptable and habitable standard. 
El-Haram and Horner (2002) emphasise that infrastructure maintenance is a specialised field and 
building managers are increasingly required to possess both technical and administrative skills 
if they are serious about maintaining their portfolio infrastructure. Without such skills, the 
property business is likely to experience maintenance deficits and consequently close down due 
to lack of viability (El-Haram & Horner, 2002). In this study, the findings showed that 
maintenance deficits were common, with some resulting in rental boycotts and loss of revenue.   
6.2.5.1. Maintenance and stagnant SHIs  
The officials stated that government was concerned with the negative repercussions associated 
with non-maintenance. One official observed: “…when they are not maintained on a regular 
basis, we’ll have rental boycotts which affects the sustainability of these institutions and also 
pose safety risks to the tenants” (Official A). The relationship between building maintenance, 
rental payments and the sustainability of VHIs was emphasised by Octavia Hill  as discussed in 
Chapter 4 of this study.  She was a pioneer in voluntary housing management in the UK 
(Clapham, 1997; Hinds & Chung, 2012; Malpass, 2000) and understood the negative consequences 
of non-maintenance. Hence, she ensured that buildings were maintained on a regular basis. Hill 
educated her beneficiaries about the need to pay their rentals in order to keep infrastructure safe and 
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habitable. Official B stated that this challenge undermined the image of the VHIs and affected 
the growth of the sector:   
  “It is very important for these institutions and any other settlement to keep their 
environment clean to make it attractive even to other income groups. We’re very much 
concerned that failure to do that will only destroy the image of the sector. Non-maintenance 
leads to boycotts, criminality, and even diseases. As government, we are concerned about 
that because we also subsidise them” (Official B).  
In the same vein, Van Wyk and Jimoh (2015) elaborate that taking care of the living environment 
is key for the obvious reasons that it ensures that settlements remain attractive and liveable. Cozens 
and Tarca (2016) add that dilapidated buildings often attract criminality and are a risk to the safety, 
security and health of tenants and their children. In their study on user perceptions of low-income 
housing maintenance in Malaysia, Sulaiman, Hasan and Jamaluddin (2016, p. 333) found that 66.7 
per cent of tenants were dissatisfied due to non-maintenance of infrastructure in social rental housing 
provided by voluntary non-profit institutions. Hence, the officials feared that lack of maintenance 
would push the beneficiaries away and invariably lead to the collapse of the sector.  
The officials claimed that some of the institutions were already showing viability strain due to non-
maintenance. They observed that some of the institutions had remained stagnant, chiefly because of 
management “that did not take building maintenance as their priority” (Officials B). Furthermore, 
Official A added that:  
“If you think of the number of institutions on the SHRA data base and those that are doing 
real work, it’s disappointing. The majority are just on the same state they were registered 
and there’s no progress and the main reason being that management lacks foresight by 
ignoring maintenance and their buildings don’t attract other income groups It’s only a 
fraction that are committed to satisfying their tenants with well-maintained quality 
infrastructure. Remember Seven Buildings boycotts?” (Official A). 
The above sentiments were expressed by Fish (2003, p. 405) 16 years ago who stated that in 2003, 
only 20 out of 50 registered institutions could “be considered as serious [and] formal initiatives”.  She 
claimed that the majority did not have attractive buildings and, in the end, were forced out of business 
because of lack of revenue. It can therefore be argued that this challenge could serve as a valuable 
lesson for beneficiaries and VHIs. Both share a collective responsibility of ensuring that their 
infrastructure is maintained at an acceptable standard. Beneficiary responsibility does not end with 
paying rent, but also extends to holding management accountable and ensuring that management 
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practices just administrative processes. As Octavia Hill emphasised, beneficiary education is key to 
maintaining good social relations and a healthy financial balance sheet for the VHIs (Clapham, 1997; 
Hinds & Chung, 2012). Hence, the need for a model that can enhance voluntary housing.  
6.2.5.2. Rental defaults  
The study also found that poor management practices led to rental defaults from dissatisfied tenants. 
The officials stressed that rental housing by these institutions differed to RDP insofar as beneficiaries 
needed to pay subsidised rentals in order to keep the delivery institutions viable and sustainable. This 
was stressed by Official B: “…we’re talking about payment of subsidised rentals, below-market rates 
but they’re important for maintenance and staff salaries and meeting lots of other expenses”. The 
same official shed more light on the issue by noting that municipality-owned institutions had the 
worst record of rental collection:  
“Institutions V, X, Y, Z4 and the other fifth one I’ve forgotten its name, are the worst rental 
collectors. That’s the biggest challenge in South Africa’s social rental sector. It’s costing 
these institutions a huge amount of money. Once the person misses a month’s rental, it is 
highly unlikely that he’d be able to keep up subsequently. So, the arrears keep on piling up 
and when they [VHIs] get a court order you are at least 6-8 months down the line… In 
municipal entities, we have politics that say do not evict and the rentals are accumulating 
and accumulating” (Official B).  
The officials reiterated that rental non-payment affected the institutions’ cash flow and, invariably 
their sustainability. Exacerbating their efforts to collect rental arrears was the legislative framework 
that protected the rights of beneficiaries from eviction. These processes (of resolving disputes at the 
Housing Tribunals) “drag and drag and in the end, in the Rental Housing Tribunal they may lose 
these cases because the courts are there, mostly to protect the rights of the tenants” (Official B). 
Official A attributed rental defaults to poor management, which he alleged, did not educate or 
motivate tenants to pay for housing services. For example: 
“…some of the institutions don’t even have a data base of which tenants owe and especially 
in the municipality-owned ones, rental collection may not be a priority because they’ll 
receive bailouts from government. Really, as government, we have to do something because 
                                                 
4 The names of the municipality-owned institutions are represented by alphabetical codes for confidentiality purposes. 
This is also because information about them came from a third source and its authenticity was not ascertained.  
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non-payment hurts service delivery, we can’t have people just staying and failing to pay” 
(Official A).  
Oyebanji, Liyanage and Akintoye (2017) concur with the officials, confirming that rental collection 
is the basis for providing quality human settlements services. There seems to be a lack of ownership 
by the beneficiaries and this could be linked to the lack of beneficiary education on what social rental 
housing is and what their responsibilities are. A housing delivery approach is therefore needed  which 
would stress grassroots education, promote beneficiary participation, link tenants with skills and 
opportunities to improve their income base.  
6.3. Analysis of the interviews with the housing managers 
The second category of interviews was conducted with the managers of the five institutions that were 
purposively selected from Gauteng and the Western Cape. The data collection process commenced 
in February 2017 and ended in July 2017. The views of the managers were key in the design of an 
innovation, which is intended to enhance the performance of their non-profit voluntary housing 
delivery effort (Moxley & Calligan, 2014; Thomas, 1984). The profile of the managers who 
participated in the study is shown in Table 6.3. The involvement of managers in the design of this 
model sought to enhance the intervention’s ‘objective capability’ which would assist the innovation 
in “accomplish[ing] what it [is] intended for” (Thomas, 1984, p. 98). The purpose of conducting these 
interviews was to explore and analyse the views of the managers on voluntary housing, in line with 
Objective One of the study.  
 
Table 6.3: Profile of housing managers   
SHI Pseudonym Location Gender Years with 
organisation 
 
Qualifications 
SHI 1 Manager A Tshwane, Gauteng  Male  20 Master’s Degree  
SHI 2 Manager B Hillbrow, Gauteng  Male  6 Undergraduate 
Degree 
SHI 3 Manager C Johannesburg CBD, 
Gauteng  
Female  15 Certificate  
SHI 4 Manager D Wynberg, Western Cape  Female  1 Undergraduate 
Degree 
SHI 5 Manager E Belhar, Western Cape  Male  5 Undergraduate 
Degree 
 
As shown in Table 6.3 above, three managers from Gauteng and two from the Western Cape 
participated in the study. Altogether, two were females while three were males. They had worked for 
their organisations as managers for periods of between 1 to 20 years. From the analysis of the 
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transcribed data and field notes, the study identified nine themes that are listed in Table 6.4 and are 
discussed thereafter.  
 
Table 6.4: Key themes arising from the interviews 
Theme Theme topic 
1 Background to the emergence of non-profit VHIs 
2 The role of SHIs 
3 Partnerships  
4 Settlement location  
5 SHIs and vulnerable categories  
6 SHIs and community development  
7 Tenant participation 
8 Security and safety 
9 Challenges encountered 
 
 Background to the emergence of non-profit voluntary housing 
institutions 
All the managers indicated that their institutions had been “contracted by government to render social 
welfare services” (Patel, 2005, p. 109) in the area of housing and human settlements. They further 
indicated that the challenge of housing was too vast for government to tackle alone. The enormous 
housing shortfall demanded that their institutions fill “the gaps left by government” (Ranchod, 2007, 
p. 21). Ibem (2010), Ikekpeazu (2004), Khan (2003) and Krishna (2003) cite the incapacity of state 
institutions to address the housing question as a motivational factor for the emergence of VHIs to 
engage in housing delivery public-private partnerships (PPPs). In support of this view, one manager 
described the housing situation in South Africa as “worsening, considering the embarrassing RDP 
houses, government corruption and the poor economy. It’s a difficult situation and hence we also 
have to chip in” (Manager A). The challenges associated with the RDP settlements are well 
articulated in literature (Charlton, 2013; Charlton & Kihato, 2006; Huchzermeyer, 2001; Manomano 
& Tanga, 2018; Noyoo & Sobantu, 2018; Sobantu et al., 2019) and were concerns raised by the 
government officials as well.  
The study revealed that the institutions had a long history of housing delivery as non-profit VHIs. For 
example, Manager A explained that his organisation’s history dates back to 1998. He commented that 
“at this time, a number of blacks were migrating into the urban areas in search of better livelihood 
opportunities and the priority need was that for well-located affordable shelter. Hadland (2008) and 
Sobantu and Warria (2013, p. 571) observe that at this time, South African cities such as Johannesburg 
and Cape Town were experiencing population growth “because of the favourable conditions created 
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by a new era of democracy since 1994, as well as its political and economic stability”. The burgeoning 
population in these cities resulted in housing shortages and other related challenges and hence “we 
entered into partnerships with government to respond to the housing plight of mostly black people 
who needed shelter” (Manager C). The excerpt below captures the overarching reasons for the 
emergence of non-profit housing delivery institutions:    
 
“Obviously it was demand-based so as you know from apartheid regime there were unfair 
policies which were discriminating and limiting mainly black people to come to cities where 
facilities are. On that note we would say our cities were not created to cater for more people, 
so we didn’t have enough accommodation for blacks. So, what happened with the new 
democratic dispensation is that people began to come into the cities and obviously these 
blacks didn’t have shelter and that’s how we began and we’re still there” (Manager A). 
In a similar vein, Manager D from Belhar in Western Cape added that “our organisation, as you can 
see caters for the poor, many of whom have long been forgotten by government in RDP housing. 
Many are single women and even old people and this is the basis of the reason why we exist”. 
As reflected in Manager D’s response, the emergence of this type of housing is linked to responding 
to the housing needs of women, the elderly and marginalised categories. This link is also made by 
Fish (2003, p. 405) who points out that RDP housing was “not appropriately geared to address the 
needs of female-headed households.” The study findings indicate that Manager A’s institution which 
is based in Pretoria has a strong gender focus. The manager elaborated, below how his organisation’s 
emergence provides housing for women:  
“I said the greatest need was affordable housing but what has been interesting since, it’s the 
part of journeying with women. One of the first units we had was a shelter for abused women 
from different backgrounds who found it difficult to get affordable housing in an apartheid 
city. So, for us we said this is the opportunity to make the city accommodate everyone. For 
that we were not getting any subsidy from government, but we saw it as our social 
responsibility as a non-profit voluntary housing organisation” (Manager A).  
As already pointed out, the findings further revealed that non-profit VHIs responded to the high 
demand for housing in the cities. The favourable location of these institutions makes them highly 
attractive, especially for those who have to commute to work and schools. Manager B commented 
that his institution’s portfolio grew exponentially, an increase from 28 units in 2000 to over 3 000 
units in 2017 because of the high demand for conveniently located housing. In the excerpt below, 
Manager B elaborated the locational advantages that sustain their business:   
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“Firstly, there is much demand for housing in Johannesburg, so that is why we focus on 
those three areas, which are Berea, Hillbrow and CBD. We saw a gap in the market; there 
is a massive shortage in the housing sector in Johannesburg, and these places are central. I 
always use the example that it is not normal for a guy to wake up at 4 o’clock to grab two 
taxis and come to town and then be at work at 7 o’clock and work until 5 o’clock and be at 
home at 8 or 9 o’clock in Tembisa where he or she might stay. So, we said we are going to 
resolve that problem and we try to keep it as affordable as possible” (Manager B). 
Managers D and E from the Western Cape also cited similar reasons for the emergence of their 
institutions. Manager D in Wynberg mentioned that her institution responded to the historical gap and 
was also planning to establish more portfolios in Cape Town because “the demand is high for housing 
especially that of affordable housing to cater for the low-income who are unable to get own loans 
and buy from the market.”   
In summary, the study found that the non-profit VHIs emerged to bridge the housing delivery gap 
that continues to worsen in the country. The demand for well-located and affordable housing in the 
country is also on the increase. The reality of low housing affordability in the country (CAHF, 2018) 
demands that voluntary housing be scaled up to produce more affordable housing units for the low-
income urban poor in South Africa.    
 The role of the non-profit voluntary housing institutions 
The study further explored the role of non-profit VHIs. All five managers indicated that their 
institutions had registered with SHRA as stipulated in the 2008 Social Housing Act to provide social 
rental housing in line with government regulations. In other words, they concurred with Patel (2005, 
p. 107) who pointed out that “voluntary organisations operate as public service contractors”.  More 
importantly, the study established that managers identified their institutions as independent and 
autonomous, as defined in international and local literature (Coatham, 1995; Dunn, 2000; Fish, 2003; 
Krishna, 2003; Malpass, 2000; Mullins, 1998; Noyoo & Sobantu, 2018; Patel, 2005; Phofi, 2010; 
Reeves, 1996; RSA, 2003, 2005a, 2008; SHRA, 2017; Sobantu, 2014). The findings also showed that 
once registered, the tendency in South Africa was that: 
 
“…most of us, we forget about our autonomy and need to be independent and pursue our 
role of providing voluntary housing, with or without government funding. It’d seem like we 
start our organisation with limited vision of ambushing government subsidies. That is why 
we lose our identity and just identify as social housing institutions” (Manager A).  
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The managers conveyed that that their main government mandate was to provide affordable social 
rental housing for low- to medium-income households in well-located areas. They elaborated that 
their role was to cater for those with incomes of between R1 500 to R7 5005. As VHIs, Manager A 
further shared that “we operate a shelter, have transitional housing, services for women plus many 
others that government doesn’t subsidise nor fund.” The findings indicated that all institutions 
followed a similar process in assessing the suitability of applicants.  The managers mentioned that 
their institutions even considered those who were involved in the informal economy (without formal 
payslips) as long as they could provide proof of a stable source of income. In the excerpt below, 
Manager C explained that such flexibility was important given the reality of:  
 
“…today’s economy where we have 25-30% unemployment and lots of entrepreneurs and a 
lot in the informal sector; we urge people to register their business and bank their money so 
we can confirm their income with the banks and hence reduce the risks of rental defaults 
here. As long as the applicant can prove there is stable income of between R1 500 and 
R7 500, it’s okay.”  
In line with the Social Housing Act, all managers indicated that they adhered to the requirement of 
reserving 30 per cent of the units for applicants with incomes below R3 500 and 70 per cent for those 
who earned up to R7 500. Manager D in Wynberg remarked that their tenants’ household incomes 
ranged from “between R3 000 and R12 000. As a rule, we charge more those who want bigger units”. 
In terms of unit sizes allocated to beneficiaries, the study found that institutions placed greater 
emphasis on the applicants’ income rather than family housing needs. This is because “if an applicant 
wants a three-bedroomed house for his family but can only afford one room with his salary, we can’t 
offer him that but can suggest that he gets a smaller option” (Manager E). It is for this reason that 
Charlton (2004, 2013) raised the concern that social rental housing was becoming increasingly more 
expensive for low-income households.  
 
The managers explained that their institutions offered different unit sizes, ranging from single rooms, 
bachelor units and up to three-bedroomed apartments. In addition, the study revealed that some 
institutions conveyed communal facilities such as toilets and bathrooms. The essence was to provide 
different tenure options as explained below:   
 
                                                 
5 By the time the interviews were conducted in 2017, the upper limit was still R3 500. As of 2018, the upper threshold 
was R15 000. This information can be verified at http://www.shra.org.za/search?searchword=letting&searchphrase=all.  
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“We have everything for everyone. Remember the practical housing ladder exists in our 
housing. Mostly, we have two beds in this building we do not have three beds. We have super 
beds, we have bachelors, we have two beds with balconies, and we have something for 
everybody. That’s the point our model works because we try and cater for everybody because 
let us say we only had bachelors in this whole area then we would not be providing a service” 
(Manager E). 
What is interesting about this institution is its pro-poor, ‘stepped’ approach to housing delivery that 
offers various housing options for different income levels. A housing ladder (referred to in above 
Manager A’s response) refers to a system that allows tenants to have “alternative housing options… 
housing choices according to their incomes” (Madulamoho, 2018, p. 3). When tenants’ financial 
circumstances worsen due to job loss, the housing ladder ensures that they have access to less 
expensive options that they can afford rather than sliding into informal settlements or the streets 
(Madulamoho, 2018, p. 3). Manager E pointed out that “making these options available demands 
innovation, creating partnerships and some relative financial stability because government may not 
fund all these options.” The researcher concurs with Manager E in that VHIs need to be more 
innovative and should be able to fundraise, forge partnerships and include beneficiaries in the 
planning of the houses in order to remain relevant to the urban poor.   
The findings revealed that managers viewed their institutions as key in providing conveniently located 
settlements to the urban poor. This is line with the government’s goal of reversing colonial and 
apartheid’s fragmented urban spatial trends. This means that VHIs also contribute to redistribution, 
especially in their selection criteria, where they target low-income households as prescribed by the 
Social Housing Act (RSA, 2008). For instance, Manager A stated that: “we make housing accessible 
to low-income people and by so doing, they are able to save more, have stable lives as families, have 
access to transport and many other services.” Access to opportunities is emphasised by Noyoo 
(2015a, p. 37), who stresses that people need stability in order to fully assess and access available 
opportunities to transform their life circumstances in a positive manner.  
 Partnerships in housing delivery  
The study found that the institutions relied on public-private partnerships (PPPs) in their delivery of 
housing services and amenities. From the findings, the major partners were the government 
municipalities, SHRA, the NHFC and other voluntary non-profit housing institutions.  The role of 
low-income housing partnerships is recognised internationally and locally (Davis, 1986; Holman, 
1968; Ibem, 2010; Ikekpeazu, 2004; Noyoo, 2006; Patel, 2005).  
144 
 
The study revealed that Manager A’s institution had established and maintained far more deliberate 
and meaningful relationships than other organisations. The manager conveyed how his institution had 
benefited from these partnerships, elaborating that “from the beginning we had lots of challenges of 
funding and land acquisition until we negotiated with the private landlords and they gave us their 
flats to manage” (Manager A). The manager added that at a later stage, “we also reached an 
agreement with Tshwane Leadership Foundation to empower women in our units, those who were 
coming from abused backgrounds, by giving them skills and other educational programmes and also 
give them food parcels” (Manager A). Due to its meaningful participation in the community, churches 
and other faith-based organisations began to refer abused women to his organisation because they 
knew it networked with social service organisations and faith-based entities. These positive 
collaborations were noted in the literature by Cannuscio, Block and Kawachi (2003, p. 395) who 
argue that voluntary housing promotes solidarity and connectedness, generates “social capital and 
successful aging”.  
In the area of finance, all managers concurred that they collaborated with the NHFC and the provincial 
departments of Human of Settlements and of Finance. According to Patel (2005, p. 108), such a 
relationship between government and voluntary organisations is characterised by “state dominance 
in financing and third sector dominance in relation to the delivery of service”. This funding is 
extended to duly registered institutions through SHRA. On this note, the study found that managers 
were not satisfied with the amount of subsidy funding they received, which they alleged had not been 
reviewed since 2005. Hence, there is a need for these institutions to be more proactive and to 
reconsider how they can make their businesses more financially sustainable.  
With regard to their relationship with municipalities, the findings revealed that there had been a lack 
of communication and co-operation on common challenges that included crime, prostitution, 
homelessness, drugs, alcohol abuse and noise pollution from taverns in the neighbourhoods. Manager 
A expressed that “as the local government, they have to work with us rather than leaving all these 
challenges in the community on us.” Manager D from Wynberg echoed that “we are faced with huge 
challenges of drugs, gangsterism… we need each other, and local government should direct us.” This 
finding reinforces the need for co-ordinated and collaborated effort for all stakeholders, especially 
from local government. Organising all role players in the society is “key to realising integrated human 
settlements that are safe, inclusive, cohesive, sustainable and caring” (Gauteng Provincial 
Government, 2018).  
However, Manager A indicated that his institution had meaningful and mutual collaborations with 
the Tshwane Leadership Foundation, the University of South Africa (UNISA) and local churches 
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which belonged to a forum that they had initiated. He remarked that they had established this forum 
to address issues such as homelessness, prostitution and women-focused issues. He elaborated that: 
“Through this forum we’re trying to advocate for housing for homeless people and UNISA 
helps with the research function so that we respond effectively to the housing need. Tshwane 
Leaderships Foundation has always been there in assisting with linking women to networks 
and resources” (Manager A).  
Both literature and policies underscore the importance of partnerships in human settlements because 
of their role in generating social capital (RSA, 2005a, 2008, 2017; Patel, 2005; Noyoo, 2015a, 2006; 
Noyoo & Sobantu, 2018; Sobantu, 2014; Sobantu et al., 2018). For example, Patel (2005, p. 23) notes 
that “voluntary activities may be encouraged as an expression of collectivism and the personal 
development of participants and as a way of promoting social cohesion and stability in the society”. 
In addition, the Gauteng Provincial Government (2018, p. 1) avers that collaborations are central in 
human settlements because they are the foundation for “cohesive, sustainable and caring communities 
with improved access to work and social amenities, including sports and recreation facilities 
(community development and optimal access/inclusion)”.  Furthermore, the 1997 White Paper for 
Social Welfare also appeals for strong collaborative partnerships in order to facilitate the exchange 
of skills to improve efficiency in service delivery (Ministry of Welfare & Population Development, 
1997). 
To tackle the issue of crime, this study found that one institution in Hillbrow was benefiting from the 
City Improvement District (CID) initiative. In the response below, Manager B elaborated why his 
institution was part of this partnership:   
“We had no choice but to be part of this neighbourhood partnership. Crime had reached 
high levels. Why? Because we see the streets are dirty, we have everyone selling in each and 
every corner which is bad. There are demarcated spots to do that, not everywhere. Bad 
buildings were hideouts for criminals and things are better now with the CID in place 
because we have cleaners and security patrols that we pay as landlords.”   
Peyroux (2008) and Didier, Peyroux and Morange (2012) trace the origins of CIDs to Canada and the 
USA in the 1960s and 1970s. Kum (2005) in Peyroux (2008, p. 139) defines CIDs as an arrangement 
between property owners and the municipality which is aimed at complementing local government 
efforts in providing security, cleaning services and attracting investors to human settlement precincts.  
As clarified in the above excerpt by Manager B, the costs of cleaning and security personnel are met 
by property owners’ annual contributions. In Johannesburg, CIDs were initiated in 1992 under the 
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auspices of the Central Johannesburg Partnership (CJP), a trilateral partnership between the 
community, business and the City of Johannesburg (Didier et al.  2012; Peyroux, 2008). In the light 
of inner-city decay (Mailovich, 2017), housing and human settlement partnerships contribute hugely 
towards reconstruction and gentrification of cities and in the process, bring services closer to the 
people (Burocco, 2017; Mosselson, 2015; 2016). For example, Manager B conveyed that street 
cleaning and 24-hour security services had “improved the image of Hillbrow and Berea… Because 
of all this, Spar is there across the road, we’ve also planned to build a Pizza Inn” (Manager B). 
However, Manager D in Wynberg in the Western Cape alluded to the fragmented efforts of 
stakeholders, which made it extremely difficult to address the social challenges of gangsterism and 
drugs that were rife in the province. Internationally, partnerships were key in curbing problems facing 
New York City, Chicago and the waterfront Baltimore in the 1960s (Davis, 1986; Holman, 1968). 
 Settlement location  
Housing location is a key human settlement factor that has social development implications such as 
access to schools, transport routes, economic opportunities and leisure activities, especially for 
children. Hence, the BNG policy emphasises integrated and interconnected human settlements to 
enhance the viability and sustainability of families and communities (RSA, 2004). The findings 
revealed that managers considered their settlements to be conveniently located in relation to services. 
The managers also reiterated the value of convenient location of their settlements, especially 
considering that the majority of their tenants were single women who need “to get to work easily 
while [their] children can access schools and … have several clinics to choose from. Here, you have 
everything and closer to wherever you want to go. Talk of malls, bus, taxis, schools and even work” 
(Manager C). Manager C and her children also reside in the institution where she is a manager.    
As revealed by the response of Manager C, the involvement of VHIs can enhance urban social 
restructuring, as envisaged in the 2005 Social Housing Policy (RSA, 2005a). Through the policy, 
government commits to reconfiguring the old apartheid planning by issuing Recapitalisation Grants 
(RGs) to qualifying VHIs to develop Restructuring Zones (RZs) (RSA, 2005a, 2008). By so doing, 
non-profit VHIs are able to foster integration and improve the quality of life of the beneficiaries: 
“Our portfolios are in Berea and Hillbrow, very close to town and even those who work in 
Sandton, it takes 15 minutes to connect. People don’t have to spend more time travelling to 
work and school and also trying to get to hospitals. Rather, people need to have choice so 
that they can shop around for the services they need” (Manager B).  
Manager E from Belhar in the Western Cape conveyed the same view in the following excerpt:  
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“We get a taxi there and be in Cape Town in a few minutes, be in UCT in less than 20 
minutes and we have everything we need here also. From the main gate over there, you can 
see UWC” (Manager E).  
In summary, VHIs contribute not only to addressing housing shortages but also to reversing colonial 
and apartheid planning by conveniently locating their settlements in the urban cores and making sure 
that they are accessed by the low-income urban poor. These deliberate redistributive levers are key 
given that “the colonial-apartheid socio-political system excluded blacks from the mainstream 
economy” (Noyoo & Sobantu, 2018, p. 36). Hence, the role that is played by the VHIs in enhancing 
access to opportunities and promoting social justice needs to be acknowledged.  
 
 Consideration for vulnerable categories 
The interviews with the managers revealed that considerations are in place within their institutions to 
make the lives of the vulnerable categories more comfortable and meaningful. According to the 
Department of Social Development (DSD) (RSA) (2015), vulnerable categories include people with 
disabilities (PwDs), children and women. Mannan, McVeigh, Amin, MacLachlan, Swartz, Munthali 
and van Rooy (2012) assert that the rights of vulnerable groups are human rights as well. Hence, 
discriminating against these groups in human settlements and society is a violation of their rights.  
Moreover, in a country that is haunted by high rates of gender-based and domestic violence 
(Abrahams, Jewkes & Mathews, 2010; Gqola, 2007; Jewkes, Dunkle, Nduna & Shai, 2010), it was 
important for the study to gain insight into the provisions of the institutions to promote the rights of 
vulnerable categories.   
Findings from the two managers in Gauteng revealed that their organisations had a long history of 
providing transitional housing to female victims of domestic violence, the homeless, street dwellers 
and those in drug and alcohol rehabilitation programmes. In the response below, one manager 
conveyed that the emergence of his institution was linked to its particular attention to women:  
“I said the greatest need was affordable housing but what has been interesting since is the 
part of journeying with the women. One of the first units we had was a shelter for abused 
women from different backgrounds who found it difficult to get affordable housing in an 
apartheid city” (Manager A).  
Manager C, also from Johannesburg, indicated that her institution ensured that:  
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“…we have a certain percentage of women in our units. We have elderly people that we also 
take care of. We’ve organised wheelchairs for them and also for the two people with 
disabilities that we have. We go an extra mile also and make sure that social workers come 
regularly to offer them services.”  
The findings also showed that Manager A and C’s institutions in Gauteng had tangible, deliberate 
programmes and considerations with regard to inclusivity of vulnerable categories. For example, 
Manager A mentioned that “we don’t have a policy per se but everyone understands that older people, 
people with disabilities and all those who are on wheelchairs occupy ground floor units”. Moreover, 
Manager A added that his organisation had a partnership with other institutions to address the needs 
of young girls from disadvantaged backgrounds, the homeless and mentally challenged individuals, 
not only in their residences but also for those in the community. He elaborated:   
“So, we have what we call a Special Needs Scheme that caters for vulnerable people.  These 
include survivors of domestic abuse, abused children and also mentally challenged people. 
We also have young girls that are under rehabilitation from drugs and abuse and, remember 
that we don’t get funding for some of these. It’s been difficult to get the Provincial 
Department of Social Development to help. We make sure that the homeless don’t sleep in 
the street, even those that earn R300 can afford to have shelter with us” (Manager A).  
In the Western Cape, one manager conveyed that his institution in Belhar was in partnership with the 
provincial government and with the South African National Council on Alcoholism and Drug 
Dependence (SANCA) to help refer those in need for drug and alcohol rehabilitation. He added that 
after completing their rehabilitation courses, participants were linked to skills training opportunities 
to improve their access to job opportunities. In his communication with the Group Chief Operating 
Officer (GCOO) who is based in Cape Town, the researcher found that the institution had been 
involved in such programmes even before it was registered with SHRA. The GCOO elaborated that:  
“In Johannesburg, we’ve taken a lot of young people and many girls from the street to 
SANCA for rehabilitation. It works for some but not all. Some are now are security guards 
while others have gone through up the housing ladder from one room to one bed-roomed 
apartments. That’s being smart; we are building a business through playing our social 
responsibilities. Again, we don’t get funding for some of these programmes, we either pay 
them ourselves or get partners that are willing to fund us” (N. Erasmus, 12 July 2017).  
The above sentiments resonate with the chief goal of social development, which is “to promote the 
well-being of the population as a whole in conjunction with a dynamic process of economic 
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development” (Midgley, 1995, p. 25). By linking the survivors of drug and alcohol abuse with training 
institutions for skills development, the institutions are contributing to human capital investments. 
This includes “education, housing, health care and nutrition [which are] widely recognised to yield 
positive returns for [these survivors] and also for the society” (Patel, 2005, p. 104).  
Regarding human development for children, one manager in Johannesburg stated that her 
organisation had partnered with Cotlands to run a crèche on their premises in Johannesburg Central. 
Cotlands is an NGO that focuses on child and youth development by running crèches, among other 
activities. The manager commented that:   
“We have 60 children here that make use of the crèche, let them play and make noise inside 
the building rather than going elsewhere and they are raped or kidnapped. Their parents 
leave them here and find them here indoors and they are safe and are learning. We have 
playgrounds outside” (Manager C).  
Manager A in Tshwane and E in Belhar also indicated that they had crèche facilities on their premises, 
while Manager B stated that children in his building utilised a facility, which is in one of their 
neighbouring buildings. In light of the recent deaths of three children who died after a wall collapsed 
on them in Doornfontein on 09 April 2018 (Shange, 2018), two children in Durban on 21 May 2018 
because of a similar accident (Wicks, 2018) and the fourth one in Limpopo who drowned in an open 
trench on 14 January 2019 (Matlala, 2019), issues of child safety in human settlements have been put 
under the spotlight. By offering safe environments for playing, learning and physical exercise, crèches 
play a vital role in the physical and cognitive development of children.   
Findings also reveal that urgent multi-stakeholder steps are needed to safeguard children in Manager 
D’s institution in Wynberg. Her excerpt underlines the challenges facing children in her community, 
including her institution:   
“… children are often caught up in gangsterism, shootings and killings here in Cape Town, 
crime, fights and drugs, I watch the kids get dressed up in the morning and go to schools at 
the same time when their parents also go to work and after an hour or two, they are back at 
home, they hang around here” (Manager D).  
Unfortunately, manager D revealed that her institution was not engaged in any partnership and had 
minimal communication with government. She also indicated that one of her first priorities would be 
to ensure that she established collaborations with social work services and other stakeholders in 
Wynberg. In summary, findings show that there are deliberate partnerships going on in the VHIs 
though they still need to be strengthened in most institutions. To make these effective, much effort 
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needs to be directed towards educating the beneficiaries about the many benefits that will accrue to 
them, their families and communities if they are at the forefront of these partnerships. Local 
government would need to get actively involved in such partnerships.  
 Community engagement 
From the findings, all the managers concurred that there was a need for their institutions and their 
beneficiaries to participate in community activities and programmes. Moreover, all of them conveyed 
that some of their beneficiaries were engaged in neighbourhood watch committees to enhance security 
in their communities. Cohen, Mulroy, Tull, White and Crowley (2004) and Hartman (1998) assert 
that issues relating to safety, security, education, healthcare, sanitation and clean water demand 
collective attention from all members of the community.   
 
Furthermore, Manager A reiterated the need for concerted collective efforts to fight the challenges of 
xenophobia, domestic violence, gender-based violence, child abuse, femicide and crime in his area. 
His organisation’s involvement in addressing these challenges is outlined below:  
 
“So now we have appointed a community development officer and we run quite a number of 
programmes. For example, we have community marches that can attract up to 3000 people 
in this city and the event takes place in August and our tenants participate in the march. The 
march is to raise awareness around social issues such as domestic problems, housing crisis, 
justice, education and xenophobia. That is how we get our tenants to participate. We also 
have what we call community monthly celebrations whereby every last Thursday of the 
month we get together as staff members and managers to organise a kind of celebration 
whereby people living in the street will also come. Tenants will also come, and some take 
part in organising these arrangements” (Manager A).  
Involvement in such events and programmes is known to generate social capital, solidarity and 
connectedness of families.  Cannuscio et al. (2003, p. 395) observe that voluntary housing encourages 
community participation of beneficiaries, which further promotes “social capital and successful 
aging”. The need for beneficiaries to participate in community collective issues cannot be 
overemphasised. Noyoo (2015a, p. 169) argues that such participation creates “new social 
arrangements that accelerate the pace of development [which] guarantee[s] the satisfaction of 
people’s needs”.   
Manager D drew attention to a number of challenges that her institution faced, notably, gangsterism, 
drugs and alcohol abuse. One would have expected high levels of engagement between institutions 
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and beneficiaries to tackle such community issues. However, Manager D (who had just joined the 
institution) remarked that community engagement was minimal and she would need to engage widely 
with social workers and community development workers about these and other related challenges. 
The manager emphasised her commitment “to ensure that our institutions are social, because most 
of us move into business of providing just rental housing” (Manager D). Her sentiments reflected 
literature, which highlights that most VHIs have transformed themselves to become more profit-
oriented (Boelhouwer & Priemus, 2014; Dunn, 2000; Kempen & Priemus, 2002; Patel, 2005; Purkis, 
2010). Patel (2005, p. 109) also points out that some voluntary organisations are now focusing on 
“income-generation strategies and entrepreneurial initiatives to achieve sustainability” rather than 
genuinely committing towards community participation and engagement.  
 
 Tenant participation 
All managers acknowledged the need for beneficiaries to participate in governance and in other 
activities, and the processes that pertain to them in their institutions. Pahad (2009) argues that 
participation is vital in a democratic society and it serves as a barometer of democratisation in the 
community. Cannuscio et al. (2003, p. 395), Hertzel and Szymanski (1981, p. 9) and Purkis (2010) 
observe that voluntary housing is more likely to create opportunities for beneficiary participation. 
However, the study findings showed that beneficiary participation in institutions was low  a situation 
that was worrying for the managers. The managers pointed out that because of work commitments, 
the majority of the beneficiaries had not been attending meetings or were not engaged in community 
activities. Manager A elaborated:  
“It is crucial that our tenants feel welcome to participate in decision-making process or any 
issue. They have their structures to participate but unfortunately, they don’t use them mostly 
as they are mostly busy at work. Their participation is part of relationship building and a 
guarantee that they also co-own this space. If the relationship goes down the drain then you 
start now to sweat in terms of collecting rent and so you then start the counter action which 
is kicking them out and when you kick them out there is resistance and that resistance now 
to face it, it is a costly process” (Manager A).  
A worrying response came from Manager B who claimed that “governance matters are too 
complicated and too technical for beneficiary participation.” This is the same view that was 
conveyed by Arie Diephout (10 February 2017), an official from the NDoHS who argued that 
opportunities for beneficiaries in social renting were very limited because the processes involved 
152 
 
were too complex for beneficiaries to comprehend. In the light of these views, it can be argued that 
some of the challenges that are confronting the RDP housing scheme are related to the exclusion of 
the beneficiaries. These views are contrary to Krishna’s (2003) view that beneficiaries need to be 
involved in planning, implementation and even monitoring of service delivery. Consequently, 
tendencies that exclude the poor need to be challenged.  
It was also disconcerting to learn that one of the managers did not understand the meaning of 
beneficiary participation. The manager stated the following:   
“We have building managers and I should complement our building supervisors because 
they are hands-on and also, like I said, what makes us unique is that we are right here in the 
middle of Johannesburg. So, let us say for arguments sake one of our tenants lost their job 
or they have a payment problem at their work or whatever the case maybe. My office is open, 
my phone numbers are always on the building with the building managers 24/7 and they 
take it too literal at times because at times they call me at 10pm with problems but it is our 
job, that’s why we are in the middle of Joburg. This is how we encourage participation” 
(Manager B). 
While the building managers and supervisors may be visible to the beneficiaries, this however does 
not equate to a bottom-up participatory housing delivery process. Nelson and Wright (1995) note that 
in a participatory approach, individuals and communities deliberate on issues they need to address, 
supported by a responsive, transparent and an accountable management. At the level of VHIs, 
“people's participation and empowerment [should be] prominent” (Gray et al., 1996, p. 34). When 
asked about the beneficiary committees, the same manager answered: “…we don’t encourage those 
because they cause a lot of trouble with protests and creating squabbles among the beneficiaries” 
(Manager B). The response is also extremely worrisome and contradicts what is known about VHIs 
fostering participatory democracy.  
In summary, the low participation of beneficiaries and the misunderstanding of the essence of 
beneficiary participation by some managers challenged the researcher’s assumptions about VHIs. For 
example, Manager A’s views on participation are paternalistic and undermine the need for 
beneficiaries to define their needs and contribute meaningfully towards improving their human 
settlement environment. Hence, there is a need for an anti-oppressive housing delivery paradigm that 
would educate both the management and the beneficiaries about the right to participation as a means 
of promoting self-determination, democracy and social justice (Dominelli, 2012, p. 331). The social 
development framework counters oppression because it considers the “personal, institutional, cultural 
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and economic issues and considers how these influence individual’s behaviours and their 
opportunities to grow to their full potential” (Hines, 2012, p. 23).  
 Security and safety 
The findings from the interviews with the managers established that institutions took the issues of 
security and safety of their beneficiaries very seriously. As a common trend, the study found that 
institutions screened prospective applicants for their criminal records to ensure that they did not admit 
criminals who would pose a risk to the safety of other beneficiaries. These precautionary measures 
were informed by the high rates of crime in South Africa and the violence perpetrated against women, 
older persons and children (Abrahams et al. 2010; Gqola, 2007; Jewkes et al., 2010; Woollet & 
Thompson, 2016). From the findings, it emerged that all institutions had letting offices that received 
and processed applications for accommodation. In determining eligibility, the letting offices “look at 
financial suitability and getting a criminal record and that’s very important because of gangsterism, 
rape and all sorts of crime in our areas” (Manager D). In addition, Manager E explained: “…through 
the credit bureaus, we’re able to get that information so we screen for financial verification plus 
criminal records to ensure we admit beneficiaries we can trust with our children.” Manager C pointed 
out that allowing criminal into their units would pose safety risks for women and children.   
To enhance the security of families in their units, the findings further revealed that all the five 
institutions had security personnel who controlled access points. The same security personnel also 
ensured that all visitors were registered before entering the premises. The managers further stated that 
registered beneficiaries accessed the buildings through fingerprint-controlled gates (bio-metrics). In 
the excerpt below, Manager B elaborated the reasons for these practices and explained other measures 
that were implemented by the property owners in the precinct:   
“We have to account for everyone who is in our building at all times to protect our women 
and children. We do not compromise on safety, security is extremely important in our 
buildings. Externally, we have 24-hour patrols, which we also pay through the City 
Improvement District partnership. Also, in all our buildings, there is 24-hour security and 
of course access is controlled through fingerprint turnstile gates” (Manager B). 
In summary, the comments from the managers show that institutions have measures in place to 
promote the safety and security of the beneficiaries, especially women and children. However, it 
should be remembered that crime in South Africa is a multidimensional, societal problem that 
demands both macro and micro interventions (Demombynes & Özler, 2002; Spector & Kitsuse, 
2017). As posited by Ife and Tesoriero (2012), Noyoo and Sobantu (2018) and Turner (1972), such 
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challenges in human settlements can best be addressed through collaborative efforts that educate 
citizens about their roles and responsibilities and allow them to assume ownership of their 
surroundings. Municipalities also need to be part of this effort.   
 Challenges encountered  
The findings also revealed different challenges that affected the running of the VHIs. Some of these 
challenges were common to all the institutions while others were specific to some. Thomas (1984) 
underscores the importance of identifying challenges in order to pinpoint areas that need to be targeted 
for development.   
6.3.9.1. Acquisition of land  
The findings from the study point to the non-availability of land which affects institutions in both 
provinces. In Pretoria, Manager A revealed that his institution had experienced this challenge since 
its inception. He pointed out that the high cost of land in the inner city was prohibitive for the 
development of housing. In response to this challenge, the manager conveyed these sentiments: “…we 
have had to be innovative, including forging partnerships with other property owners where the SHI 
offered management expertise of portfolios” (Manager A). He elaborated further how the challenge 
affected his institution:  
“So, most of the buildings we started using came to us came as a result of negotiations 
because land in the city is quite expensive. We tried to negotiate with the private sector and 
with the city council and that is how we managed to start raising our business. It’s always a 
problem if your financial flow is not strong because no financial institution would want to 
talk to you if you want to buy land through them” (Manager A). 
It also emerged from the findings that the amount of institutional subsidies that institutions received 
from government was inadequate to assist VHIs to purchase inner city land at market rates. In order 
to access inner city land and property, managers stated that they had to raise funds and apply for 
leases from respective municipalities. According to the 2008 Social  Housing Act, municipalities are 
requested to make land and/or properties available through leases to registered institutions. Managers 
also indicated that they accessed an additional source of funding from the NHFC. Manager D 
conveyed that the challenge was prominent in Cape Town because of the exorbitant costs of land. He 
related that “land is extremely expensive here in Cape Town. That is why we don’t have many genuine 
SHIs here in Western Cape.” The researcher established that a number of SHRA-registered 
institutions in Cape Town were providing market rental housing, charging higher than gazetted rentals 
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for social rental housing. This was also confirmed by GCOO whom the researcher met and spoke to 
on 12 July 2017. Manager E from the Western Cape echoed the same views regarding the high cost 
of land: “…we have a challenge here in the Western Cape, space is expensive and we are competing 
with business. Shortage of space is chiefly because of the sea here and the mountains.” 
6.3.9.2. Stagnant subsidy rates and qualifying income bands 
From the study’s findings, managers reiterated that the subsidy income bands needed to be adjusted 
upwards on a regular basis, in line with inflation. Managers conveyed their frustrations that the 
qualifying household incomes of R1 500 and R7 500 had been set in the 2005 Social Housing Policy 
and had not been adjusted since. Note that these bands have been reviewed upwards, since 2018. 
Findings revealed that these thresholds were restrictive in the sense that even those who had incomes 
of above R7 500 could not qualify for bank loans to buy their own houses from the market. The views 
of the managers are summed up in the excerpts below:  
“Many people are getting poorer and poorer and the value of R3 500 is so different than it 
was in 2005. We have people who earn R20 000 but some don’t qualify because of the 
responsibilities that they have” (Manager A). 
“As compared to countries like the Netherlands where beneficiaries receive housing subsidy 
plus individual subsidy to help them cope financially while in social housing, our country 
only has one subsidy. How about those who don’t have payslips and those who live on the 
streets like recycling? What does policy say about them? We know that the queue for RDPs 
is long and what does government say about them? (Manager E). 
The above responses reflect the frustration of the managers as their institutions have had to “turn 
down many applications of people that we know very well that they will not be able to get decent 
housing from the market rental sector” (Manager D). The RDP’s poor outcomes, unemployment and 
the high rates of poverty all affect the poor’s housing affordability and urgent steps need to be taken 
to enhance the capacity of VHIs to deliver quality affordable housing for the urban poor, beyond just 
social housing (Noyoo & Sobantu, 2018). 
6.3.9.3. Lack of beneficiary participation 
Contrary to the researcher’s assumptions, the findings indicate that beneficiaries have low interest in 
governance matters and participating in other human settlement activities or programmes. A manager 
conveyed his frustration that because of lack of beneficiary participation, he had “in many occasions 
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considered hiring a consultant to help identify aspects that undermine beneficiary involvement” 
(Manager A). In the excerpt below, Manager A elaborated his frustration over this challenge:  
“We’d like them to come to the meetings that we normally organise. They don’t come though 
yet there is a lot of issues that we can discuss that relate to their stay here. Issues of crime, 
the rentals as some of them are not happy with the costs of their units, abuse of children and 
women. They can tell us where we have to improve or they can also give us suggestions” 
(Manager A). 
What is particularly interesting from these findings is a response from one manager who, even though 
he agreed that beneficiary participation was important, held a different view of what beneficiary 
involvement means. The manager did not support the view that beneficiaries had the right to organise 
and meet on their own to discuss issues that affected them. He pointed out that his institution had 
made available suggestion boxes for beneficiaries to communicate with the management. 
Furthermore, he related that he was always available in his office for beneficiaries to come and discuss 
problematic issues with him. He stated: 
Our tenants are busy, we understand, but there are other ways through which they can 
participate. We have boxes where they can leave their written suggestions other than having 
to come for meetings. My office is also open so they can come and we discuss lots of issues 
and that is the only way they can really be part of this precinct” (Manager B). 
Concerning beneficiary committees, the manager explained: 
“We have had committees before but they’ve turned to be very anti-management and incite 
others not to pay rent. That’s why we have resident housing managers who often call for 
meetings and if anyone has a query, then he’s supposed to come to us” (Manager B).    
Similarly, Manager D in Wynberg mentioned that even though she supported beneficiary committees, 
beneficiaries tended to use these platforms to plan and stage protests. In general, the findings show 
that these managers lacked the understanding of the essence of beneficiary participation as a platform 
to communicate, educate and discuss challenges and find solutions with the beneficiaries than alienate 
them. Hence the need for VHIs to have a paradigm shift, where they would hire managers that would 
put people’s interest at the centre of housing delivery, educate the beneficiaries that they have a right 
to participation and self-determination. Managers that would view beneficiaries as co-partners in 
housing delivery and, even governance.  
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6.3.9.4. Rental boycotts and non-rental payments 
The study established that not all institutions struggled with the challenge of rental collection due to 
the rental boycotts. Rental collection is the source of revenue in housing and it determines the viability 
and sustainability of the institutions. From the findings, it can be discerned that one institution in the 
Western Cape was at the time experiencing rental boycotts by the beneficiaries. When asked about 
the reasons for the boycotts, the manager’s response was: “…let me first acquaint myself with the 
problem before I can speak out about it” (Manager D). Findings showed that the problem had been 
ongoing for some time as the manager revealed that one beneficiary had accumulated arrears of up to 
R35 000.  The excerpt below sheds light on the problem:   
“Rental payments are a huge challenge. Out of 700 units that we have, we have 320 people 
who are in arrears, 20 of these are about to get to the magistrates court, 17 of which we are 
about to cancel the lease. The maximum that is being owed to us is R35 000, which is 900 
[rands] per month for someone in a studio [apartment], 2 000 one-bed and 2 800 in 3 beds. 
So, for one to be in arrears, it means that person hasn’t paid for a long, long time” (Manager 
D).  
The above response is indicative of a deep systemic problem in the institution and it no doubt the 
reason why the cited manager was not in support of beneficiary committees, alleging that tenants used 
such platforms to organise protests. The study found that another institution in Belhar had experienced 
defaults in parking fees and not necessarily rental boycotts. The manager explained that the challenge 
affected his organisation’s revenue and consequently, its ability to render other services. He pointed 
out that: 
“Paying for parking is a huge challenge that we have here. Tenants perhaps seem not to 
understand that they are supposed to pay for rent as well as parking and yet they expect us 
to do our best. It’s a huge challenge that affects our sustainability” (Manager E).  
Manager B conveyed that his institution did not experience much challenges with rental collection 
because its letting office conducted thorough financial background checks to ensure that they 
admitted people in good financial positions. He stated that:  
“We’re strict with our letting in process as I said. You’ll find people who have better incomes 
on their pay lips but in reality, they can’t afford to pay their rentals and it’s a big challenge 
for us. Our default rate is about 15% and that is not that huge compared to other projects. 
But it affects us a lot” (Manager B).  
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To address this challenge, Manager D, whose institution experienced the worst defaults, stressed that 
tenant education was key so that beneficiaries would understand how their rentals were used. She 
also suggested that communication with them was important and “constantly following up on them 
to check if the options they signed for were still affordable” could help avert the challenge. Manager 
C stated that her institution had identified those who had been struggling: “…we have hired one of 
those who was struggling, we have done so here, she is cleaning for us, and this is because defaulting 
means lack of income for us.” From the findings, it is clear that institutions are experiencing the 
challenge of rental defaults and boycotts and there is a huge need for the beneficiaries to be viewed 
as part of the solution through education and regular communication with them.   
6.3.9.5. Crime 
The study findings revealed that institutions took the issue seriously as their beneficiaries had been 
victims of incidents, ranging from robbery to burglary. Malpass (2000) argues that the essence of a 
home is to provide security, safety and comfort. Kellet and Moore (2003) add that homemaking is 
dependent on a stable home in a safe and secure environment. Incidents and the prevalence of crime 
affect the quality of life of the beneficiaries. Hence, some of the managers conveyed that their 
institutions had been forced to invest in improving neighbourhood security by employing more 
security personnel and installing security cameras while others entered into CID partnerships. 
Manager B in Hillbrow elaborated the socio-economic phenomenon of crime, its effects and the 
reasons why it was important for his institution to be proactive in addressing the issue:   
 “Hillbrow has become better in terms of crime. Many people are unemployed while many 
are into drugs and this increases the risk of crime for our tenants. We are into business and 
it’s difficult to attract families and children who want to buy households assets and raise 
children in a safe environment. Who will occupy the units if we don’t improve security and 
we can’t concentrate here only but the whole area” (Manager B).  
In the same vein, the other manager who is based in Johannesburg CBD conveyed that crime was 
prevalent in the area and it affected the beneficiaries and their families negatively:   
“Our tenants can’t go out either too early or late in the day because of crime. Children have 
to be dropped right at the entrance when they come back from school. Last week, a tenant 
was robbed at gunpoint after the taxi dropped her by the entrance. It is a hotspot… robbery 
and shooting… corner Quarts and Wanderers and… killing of the community… is too much 
here. You can even see when you enter that they have been shooting each other by the streets. 
When I came from somewhere and want to know that they have been shooting each other, 
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they shoot my glass. I don’t know how many times I have changed that glass not even a year 
I think after 6 months… I have to be changing a glass because they are shooting each other 
so much… but if we have this canopy for the police and we know very well that the police 
are here” (Manager C).  
Managers in the Western Cape relayed that crime and violence in their areas were unique insofar as 
they were largely associated with gangsterism and drug or with alcohol abuse. Below are the 
responses from the two managers in the Western Cape:  
“We have a huge issue of gangs killing each other. Right yesterday there were lots of gun 
shots outside and it seems some of the gang members live here and we are still investigating 
that. That’s how we live here. Imagine what would tenants do to know that we accommodate 
criminals?” (Manager D).   
“Our biggest problem as you may know is gangsterism and drugs. It happens everywhere 
even in our precincts. What I find very painful is that children are also lured into this. They 
get dressed up in the morning and go to schools at the same time when their parents also go 
to work and after an hour or two, they are back at home, they hang around here, and spend 
whole day playing… fascinated by gangsters as their role models” (Manager E).  
As illustrated in these statements, gang violence, especially in the Western Cape, is a systemic 
problem that demands multi-dimensional collaborated responses. Managers E’s concern is the safety 
of children under such circumstances and this is because children are vulnerable and need care and 
attention for their physical and emotional development (RSA, 2005b; UN, 1948, 1989).  
From the findings of the study, the manager in Hillbrow noted the positive outcome of the CID, which 
is a collaborative security and environment initiative between the South African Police Service 
(SAPS), the Johannesburg Metro Police Department (JMPD), Johannesburg Water and the voluntary 
non-profit housing institutions, most of which are in the social rental sector.  Among other areas of 
focus, CID funds 24-hour security services, repairs of street lighting and cleaning services in the 
precinct. It is as a result of this partnership that:   
“… the image of Hillbrow has changed for the better and next we’ve planned to build a 
Pizza Inn, children’s playground and gym facilities where people can be safe to go to and 
hang out till late without any fear of crime” (Manager B).  
In summary, the above responses are indicative of the systemic nature of crime and its effect on 
individuals and families. As reflected in the responses, crime is endemic in the country, largely due 
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to poverty and high unemployment rates. Beneficiaries are the most affected by crime and hence any 
initiative to address this challenge needs to put them at the centre of such efforts. Collaborative efforts 
between stakeholders need to be initiated and strengthened in order to address crime in a holistic 
manner, as articulated by the social development approach. Manager D identified the availability of 
social work services as the backbone of any effort aimed at addressing the challenges that her 
institution and community faces. She contended: “…one of the biggest gaps that we don’t have is a 
social worker.”   
6.4. Conclusion  
The study discussed the findings stemming from the empirical data collected from government 
officials and managers from non-profit housing delivery institutions in the social rental sector. 
Officials provided an overview of the housing challenge in the country and its origins, the role and 
the benefits of the sector as well as the challenges that confront the institutions. Of note is the 
acknowledgement of the contribution of the voluntary sector in not only restructuring apartheid urban 
spatiality but in reducing the housing gap in the country. The officials conveyed that the establishment 
of social housing policies that formalised government-VHI partnerships were an example of the role 
social policy can play in dismantling the apartheid legacy of poverty and inequality. Implicit in the 
findings is that the sector is faced with the challenge of lack of innovation and over-reliance on 
government for funding.  
In its second segment, the chapter discussed the findings from the interviews with the managers who 
also shed light on the roles of their institutions, partnerships and more importantly, the sector’s 
consideration of vulnerable categories. The positive role of partnerships was highlighted in addressing 
crime in Johannesburg institutions. Most of the challenges faced by the sector could be successfully 
addressed by establishing strong collaborative partnerships with beneficiaries at the forefront. This is 
key to enhancing the safety and development of children as well as the security of women, older 
persons and people with disabilities.  
It was concerning to note the misunderstanding about the meaning of beneficiary participation and 
the lack of beneficiary involvement in the affairs of their human settlements. This reflects the need to 
educate both the managers and the beneficiaries about their roles and responsibilities in human 
settlements. Such efforts would need to consider beneficiaries as an integral part of the solution to a 
range of challenges faced by the institutions and their communities. 
Having presented the findings from the officials and managers, the next chapter discusses the findings 
from the beneficiaries of voluntary housing. 
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Chapter 7. Research findings pertaining to the 
beneficiaries of voluntary housing 
7.1. Introduction  
The purpose of this chapter is to present the empirical findings from the focus groups with the 
beneficiaries of voluntary housing from the five VHIs in Gauteng and the Western Cape. These were 
the same VHIs from which the managers discussed in Chapter 6 were drawn. These findings address 
the second objective of the study and fall under Thomas’s (1984) first phase of intervention research, 
namely, Analysis. Firstly, the chapter presents the demographic details (Table 7.1) of the participants 
who comprised the focus groups. This is followed by a discussion of the beneficiaries’ understanding 
of housing in relation to the question of families, children and more importantly, gender. Thereafter, 
the chapter looks at the positive and negative experiences of the beneficiaries in relation to voluntary 
housing. Conclusions are then drawn based on the discussions.  
 
Exploring the views of beneficiaries is in line with the bottom-up stance adopted in this study. In this 
regard, their views contribute immensely to the design and development of the model that is aimed 
at enhancing voluntary housing from a social development perspective in South Africa. In terms of 
supporting the involvement of beneficiaries in this study, Depress (1991, p. 107) notes that “societal 
processes by which the home is defined, produced and sold must be considered”. Hence the need to 
be informed by the urban poor’s experiences in designing and developing the innovation.  
 
The focus group discussions were conducted in Gauteng and the Western Cape between February 
2017 and July 2017. The analysis of the transcribed data and the field notes taken during the 
discussions produced the key themes (Table 7.2). These were used to provide the structure for the 
discussion below. The verbatim responses from the participants are also used to highlight the 
participants’ experiences of voluntary housing.  
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Table 7.1: Profile of beneficiaries  
 
VHI Pseudonym Gender  Race  Age Occupation  Marital 
status 
Lives with Unit size No. of years at the 
VHI 
1 
GAUTENG 
Beneficiary 1 Female  Black  32 Clerk  Single  Alone  1 room  4 
Beneficiary 2 Female  Black  21 Student  Single  Alone  1 room  3 
Beneficiary 3 Female  Black 30 Self-employed  Single  With partner Bachelor  3 
Beneficiary 4 Female  Black 34 Secretary  Single  1 child  Bachelor  8  
Beneficiary 5 Male  Black 33 Metro policeman  Single  Partner, 1 child  1 bedroom 7 
Beneficiary 6 Male  Black  60 Pensioner  Divorced  Alone  Room 11 
Beneficiary 7 Male  White  61 Pensioner Single  Alone  Room 5 
2 
GAUTENG 
Beneficiary 8 Female  Black  32 Housewife  Married Husband, 2 children  2 bedrooms 6 
Beneficiary 9 Female  Black  31 Student  Single  Alone  Room 4 
Beneficiary 10 Male  Black  25 Self-employed  Single  Partner  Room 7 
Beneficiary 11 Female  Black  20 Student  Single Sister   Bachelor  4 
Beneficiary 12 Female  Black  20  Student Single  Sister  Bachelor  4 
Beneficiary 13 Male  Black  28 Waiter  Married  Wife, 2 children  1 bedroom 4 
Beneficiary 14 Female Black  24 Self-employed Single  Alone Room  6 
3 
GAUTENG 
Beneficiary 15  Female  Black  46 Self-employed  Married  Alone  Room 3 
Beneficiary 16 Female  Black  38 Childminder/Crèche Single  Partner, 1 child  Bachelor 4 
Beneficiary 17 Male  Black  45 Security Single  Partner  Room  7 
Beneficiary 18 Female  Black  40 Self-employed  Single  1 child  Room  5 
Beneficiary 19  Female  Black  51 Self-employed  Divorced  2 children  1 bedroom  6 
4 
WESTERN 
CAPE 
Beneficiary 20  Male  White  48  Driver  Married  Wife, 3 children  1 bedroom 7 
Beneficiary 21 Male  Coloured  46 Self-employed  Single  Partner, 2 children 1 bedroom 9 
Beneficiary 22  Female  Coloured  36 Waiter  Single  Partner  Room  5 
Beneficiary 23  Female  Black  25  Student  Single  Sharing with student  Room  4 
Beneficiary 24  Female  Black  24 Student  Single  Sharing with student  Room  4 
5 
WESTERN 
CAPE 
Beneficiary 25  Female White  57 Pensioner Married Husband, 2 
grandchildren 
2 bedrooms 3 
Beneficiary 26  Female Coloured  54 Tailor Married Husband, 3 children  2 bedrooms 4 
Beneficiary 27  Female  Coloured 34 Self-employed  Single Alone  Room  4 
Beneficiary 28 Female  White  41 Clerk  Single   1 child  Room  3 
Beneficiary 29 Male  Coloured  56 Driver Single  Alone  Room  5 
Beneficiary 30 Male  Coloured 63 Pastor  Married  Wife, 2 children  2 bedrooms  5 
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7.2. Demographic details of the participants  
The demographic details of the participants in each of the five focus groups are shown in Table 7.1 
above. Of the 30 participants (in the five focus groups) who took part in the entire study, 20 were 
females and 10 were males. Fifteen of the 20 female beneficiaries were single and seven lived with 
children including a divorcee who had two dependants (own children). Those who were employed 
had low-paying jobs such as waiters or child minders, while some were engaged in various livelihood 
activities in the ‘second economy’, as Raniga and Ngcobo (2014, p. 516) refer to the informal 
economy. Of the nine beneficiaries who were self-employed, seven were women.  
 
Literature stresses the need for a gender-aware housing delivery process because of the feminisation 
of poverty (Fish, 2003; Jones & Teixeira, 2015; Khan, 2003, Larson, 2001; Todes et al., 2009; 
Mulroy, 1988; Nishimwe-Niyimbanira, 2013; Raniga & Ngcobo, 2014). Raniga and Ngcobo (2014, 
p. 516) draw attention to the socio-economic position of “women who are single parents from 
impoverished communities [who] face social and economic exclusion in both the first economy and 
second economy”. In terms of race, 20 participants were black, four were whites and six were 
coloureds. Eighteen of the 19 participants in Gauteng were blacks while coloureds were predominant 
in the two focus groups in the Western Cape. Participants’ ages ranged from 20 to 63 years. Three 
were elderly (over 60 years) and were pensioners, two lived alone while the third stayed with his wife 
and two children. In line with the selection criteria, all the participants had been in their respective 
housing institutions for three years or more. Of note, one 60-year-old pensioner in Institution 1 had 
been in his unit for 11 years. Table 7.2 below presents the themes that emerged from the five focus 
group discussions.  
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Table 7.2: Key themes arising from the focus group discussions  
Theme  Topic of the theme 
1 Demographic details  
2 Beneficiaries’ understanding of housing  
3 Beneficiaries’ reasons for choosing social housing  
4 Beneficiaries’ experiences  
5 Positive experiences  
- Services and amenities  
- Safety and security  
- Rental charges  
- Maintenance  
- Developmental management style 
6 Unique characteristics 
- Cleaning contracts 
- Developmental management style  
7 People with disabilities  
8 Participation  
9 Negative experiences or challenges  
 - Crime 
- Traffic 
- Income band qualification  
- Lifts  
- Noise 
- Pests 
 
7.3. Beneficiaries’ understanding of housing  
The study findings largely reflect the views and perceptions of women because 20 of the 30 
beneficiaries who took part in the focus group discussions were women. In line with Anderson (2010), 
Hohmann (2013), Huchzermeyer (2001), Todes et al. (2009), Malpass (2000), Mulroy (1988), Noyoo 
and Sobantu (2018), Sobantu (2014), Sobantu et al., 2019; Teixeira (2006; 2009; 2011) and Teixeira 
and Li (2015), beneficiaries cited housing as a basic human need that was essential for raising families 
and building communities. The findings revealed that beneficiaries understood housing in terms of 
its functions such as providing safety, security, stability, peace and privacy (Cohen et al., 2004; Kellet 
& Moore, 2003; Malpass, 2000; Noyoo & Sobantu, 2018; Olufemi & Reeves, 2004; Teixeira, 2009).  
The beneficiaries stressed that accessing housing located in a secure environment had enhanced their 
safety and security from crime. For parents, especially female single parents, a home in a safe and a 
secure housing programme or human settlement was their priority. This was because of the prevalence 
of crime that targets women and children in South Africa (Jewkes et al., 2010; Stats SA, 2018c; 
Woollet & Thompson, 2016). For example, Beneficiary 5 explained that “I have a daughter and I 
need a good house to give her comfort where she won’t be afraid and that is why I’ve been here for 
seven years.” For this participant, his definition of housing was in relation to the comfort and security 
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that voluntary housing offered his family (partner and daughter). Similarly, Beneficiary 16 who was 
a female and a single parent (and lived with a partner) shared the view of Beneficiary 5. She 
emphasised that she expected her children to be safe in such housing and in the surrounding areas, 
“where we will have space and my children will be comfortable to play around… this gives me peace” 
(Beneficiary 16). Leventhal and  Newman (2010) confirm that housing and human settlements play 
a crucial role in children’s physical health and their social, behavioural and emotional wellbeing.  
From the findings, it also emerged that student beneficiaries in Institution 2 were concerned with 
crime and mentioned that they had been deliberate in moving into voluntary housing. They pointed 
out that as female students, they preferred housing that was located in a safe, secure and peaceful 
surrounding. One student elaborated: “I need a quiet place, where security is tight because of crime 
and as a woman here, I have to be careful of rape. At least I can also read here again” (Beneficiary 
11). This beneficiary’s concerns are shared by many women in South Africa, because “women are 
more vulnerable to theft of personal property, sexual offence and fraud compared to men [and]… 
sexual offence, in particular, stands out with 68,5 per cent of the victims being women” (Stats SA, 
2018c, p. 19).  
The participants also understood housing in terms of peace, privacy and stability which they derived 
from their homes in VHIs. To some of the urban poor who had lived in dehumanising and unsafe 
conditions (Hallen, 1976; Matshoba, 1980; Minnaar, 1993; Mosselson, 2015; Noyoo, 2003; Pirie & 
da Silva, 1986), quality housing provided stability and restored the beneficiaries’ sense of pride. 
Malpass and Murie (1999, p. 1) observe that quality housing gives beneficiaries an “address [which 
is also an] indicator of social position”, which restores self-esteem and a sense of pride. One 
beneficiary relayed that she remained in this type of housing because it enhanced her privacy and 
contributed to her experience of peace. She understood housing to be a place “where one would have 
peace, happiness and joy” (Beneficiary 1). In the same vein, another participant gave a more elaborate 
definition of housing, which she said she had also experienced in voluntary housing: 
“Yes, this housing gives us privacy because of its size and quality. Even outside, it’s a place 
that will allow the kids to play around because playing for kids is part of exercise, a place 
that will allow me to relax when I want to relax. A place that will keep me and my kids safe 
and where we will have space for every activity. For example, where we have a kitchen and 
not a small place where you end up cooking and sleeping and bathing… for me that will 
already take away the meaning of a house, where you do everything in one place that for me 
it is no longer a house. It means the space is no longer enough. I’m okay here with my 
grandchildren” (Beneficiary 25).  
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As explained by Beneficiary 25 in the excerpt above, privacy is an important factor in housing and it 
is mainly determined by the size of the house. The RDP houses have been criticised for their small 
size, which makes it difficult for parents and older family members to have privacy from children 
(Charlton & Kihato, 2006; Manomano & Tanga, 2018; Zack & Charlton, 2003). The lack of privacy 
in housing and human settlements impacts on the quality of life of the beneficiaries.  
The participants also explained what they understood a house to be a connector to services and 
amentities. According to the participants, a house should be able to connect them to services and 
amenities. They indicated that their settlements were closer to a number of services. In line with the 
UN (1948; 1966), Depress (1991) argues that human settlements require deliberate planning with 
regard to essential services and amenities. Better access to healthcare, economic opportunities, 
education and sanitation is redistributive and results in human development outcomes for children, 
families and communities (Noyoo, 2015a; 2015b; Noyoo & Sobantu, 2018). The two excerpts below 
illustrate the participants’ expectations and experiences of housing in terms of convenient location:   
“I have children and should have access to schools, health facilities, both clinics and 
hospitals, shopping facilities as well…there must be roads, there must be water and 
electricity. We may have everything here but it’s better than other places” (Beneficiary 8). 
 “For me, housing means closeness to transport, clinics, shops and convenience to schools 
for children” (Beneficiary 26). 
In summary, the study findings corroborated views expressed in literature and the role of housing, 
the beneficiaries’ meaning of housing and their experiences of voluntary housing. The next section 
details the experiences of the beneficiaries which are narrated according to the different themes that 
emerged from the transcribed data and field notes. 
7.4. Beneficiaries’ experiences of voluntary housing 
This section discusses both the positive and the negative experiences of beneficiaries in relation to 
voluntary housing. While some experiences were common across all focus groups, some were unique 
to specific institutions and geographic locations.  
 Positive experiences  
In sharing their experiences, beneficiaries tended to compare the positive outcomes they were 
experiencing in their current settlements with the negative experiences they had encountered in their 
previous housing arrangements. The study found that access to services and amenities, safety and 
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security, affordable rental, maintenance and the proximity of management were positive features that 
were mentioned in all the five focus groups.     
 Services and amenities 
Findings from the study revealed that beneficiaries from all the five institutions cited the proximity 
of their settlements to services and amenities as a positive factor. The study showed that the 
settlements were conveniently located, close to a range of social, cultural and economic services and 
amenities. This means that government’s partnership with non-profit VHIs in providing social rental 
housing is bearing some positive dividends. The primary motive of involving non-profit VHIs in 
providing social rental housing (RSA, 2005a) was to reverse apartheid urban spatial planning, which 
relegated black settlements to the peripheries of the cities where some services were either 
unavailable or uncertain. To the participants, access to the city and its services “shows that black 
people’s lives now matter in South Africa because these places were for whites only” (Beneficiary 
54). The three responses below elaborate the benefits of a convenient location: 
“Like I said, this building is in the city centre and close to clinics, schools, hospitals, 
workplaces. I spend far less as compared to where I used to stay” (Beneficiary 1). 
“It is close to the schools and it’s easy to get transport to work and it is in the centre of town, 
where shops for everything you may want are. It is affordable obviously and I can budget 
for many other things that my family need” (Beneficiary 13). 
“So, I am here and I am working and my kids also go to school here around town so they 
don’t need transport and I am able to save” (Beneficiary 27). 
The responses above are an indication that VHIs contribute to social, economic and cultural 
integration, in line with the RDP policy, 2008 Social Housing Act and the 2011 NDP. According to 
Midgley (2014), access to schools, healthcare facilities and nutrition enhance human development, 
especially for children. In addition, Lombard (2011) and Midgely and Conley (2010) are of the view 
that housing is one of the social investments upon which the future functioning of societies is hinged. 
In the light of RDP programme’s fragmented settlements and lack of integrated services, there is a 
need to capacitate VHIs through a social development approach.  
  
 Low rentals and housing options  
The study findings show consensus across all the five institutions that rentals were relatively low 
compared to other options on the market. Furthermore, the beneficiaries pointed out that the 
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availability of different housing size options in their institutions assisted them to select suitable sizes, 
according to their incomes. One participant in Institution 5 revealed that “I started in transitional 
housing when my finances were not okay, but have managed to secure a good room here as things 
got better” (Beneficiary 27).  On the one hand, Beneficiary 29 stated: “I had to downgrade from a 
one-bed to a room because I’m no longer working but my children support me.”  
 
The availability of housing options is key to achieving a meaningful housing experience because it 
gives the beneficiaries an opportunity to move up and down the housing ladder, as their social and 
economic circumstances change (South African Local Government Association, 2014, p. 22). 
Morrow-Jones and Wenning (2005) define the housing ladder as a hierarchy in housing where people 
move to better housing opportunities or may even take up cheaper options as their socio-economic 
circumstances change. Size options are important in South Africa in the light of the RDP houses, 
which are known for being “inflexible, uniform and unresponsive to the diverse needs and aspirations 
of the public” (Wiesel, Easthope & Liu, 2011). 
 
The two excerpts below from Beneficiary 4 and Beneficiary 10 further illustrate the benefits that 
accrue to the beneficiaries from low rentals and different housing size options:   
 
“It is a one-bedroom but for me it is good because I am staying with my daughter and the 
rentals are reasonable as compared to other places where I’d be paying more than double” 
(Beneficiary 4). 
“I like this place for one reason, the rentals are affordable and when things are hard, say 
you are not working, they can listen to you as a tenant and understand. They can give you 
something affordable” (Beneficiary 10). 
Moreover, the findings show that there were other aspects which were appreciated by the participants: 
“…the place is clean” (Participant 22), “I can stay with my children” (Beneficiary 15) and “I have 
one room and it’s okay for me” (Participant 13). A combination of factors that include cleanliness, 
regular maintenance and suitable sizes are important determinants of quality of life for families.   
However, the findings also reveal that not all participants were content with the rentals charged by 
their institutions. One beneficiary lamented: “I am not happy about the money that we are paying. I 
think amongst the other flats the rent here is too much and the surroundings are low” (Beneficiary 
9). Beneficiary 14 voiced similar concerns: “…every month it is always high with interests, it is 
around R4 300”.  
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The sentiments expressed above are echoed by Charlton (2013, p. 135) who observes that subsidised 
rental housing “has largely failed to accommodate very low-income beneficiaries”. With the 
challenges that are confronting the urban poor (Moser, 1995, p. 1948), De Haan (2012) maintains that 
a collaborated effort is required to improve people’s human capital by enhancing their access to 
economic opportunities.   
 
 Management 
The study found that beneficiaries were appreciative of the important role played by their 
management in making sure that their living experiences were meaningful in terms of safety, security 
and maintenance. Efficient management in housing is key to maintaining housing stock in an 
acceptable physical standard and is central in enhancing social relations in human settlements. 
Priemus, Dieleman and Clapham (1999, p. 211) define housing management as “the set of all 
activities to produce [maintain] and allocate housing services from the existing housing stock”. Such 
tasks typically rest with housing managers. In line with Krishna (2003), the beneficiaries reiterated 
the importance of proximity and the accessibility of their housing managers, which makes it easier to 
report problems and obtain quick feedback, as reflected in the responses below:  
 
“She is easily accessible because she’s here with her family. She is not the kind of person 
that will judge you based on the language that you speak and she is a kind of a person that 
is always around our premises, notices faults and is quick on reporting them and making 
sure that they are fixed. We’re lucky because our maintenance guy stays here also” 
(Beneficiary 16). 
 
“He’s a nice young man. He also stays in here with us and his family. He is an example and 
inspiration to many because he is approachable anytime. He doesn’t stay with our problems 
but makes sure he works on them” (Beneficiary 8). 
As illustrated in the responses above, good communication and administration, quick feedback to 
housing problems and customised service are some of the benefits of voluntary organisations (Hertzel 
& Szymanski, 1981; Krishna, 2003; Malpass, 2000; Purkis, 2010). The beneficiaries also lauded their 
managers for having introduced a crèche on their premises and taken initiatives to care for the 
vulnerable. This is elaborated in the excerpts below:  
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“As you can see, we have a crèche here, it’s because of her, we have a playground, we have 
beauty contests and maintenance is up to date. What I like about her is that she is passionate 
about what she does, managing over 200 houses and I think over 500 people, both old and 
young, is not a joke” (Participant 11). 
“We have a good manager, she is caring. She is the one who brought a family that has a 
disabled child, she also brings in social workers, and she calls meetings every now and then 
even though not all of us attend” (Participant 12).  
The above responses reflect the stance of Cannuscio et al. (2003, p. 395) who assert that voluntary 
housing promotes social capital and an environment that fosters solidarity and connectedness of 
families. Thus, establishing a crèche and taking care of people with disabilities fosters solidarity and 
social capital, which are key for generating mutuality, social cohesion and viable communities 
(Hertzel & Szymanski, 1981). These management practices regarding people with disabilities 
reinforce the goals of social development and social work, which emphasise that all people are equal, 
deserve to be treated with dignity and given equal opportunities (Lombard, 2015; UN, 1948, 1966).  
 
Tasse (2014, p. 283) in Lombard (2015, p. 482) stresses that it is the responsibility of social work to 
challenge the “unjust, unfair and above all unsustainable social, economic and political system of the 
contemporary world”. Hence, this study’s endeavour to promote not only urban poor’s access to 
affordable housing, but also encourage their participation in the housing delivery processes. As 
opposed to the bottom-up management practices in voluntary housing, RDP housing has been 
criticised for its top-down implementation, distant location, lack of integrated services and poor 
quality of units which are in the state of disrepair (Zack & Charlton, 2003; Zungumane et al., 2012).  
  
Priemus et al. (1999) and Priemus (2003, p. 272) emphasise that one of the main functions of 
management is to ensure financial sustainability of the housing delivery institutions. The impact of 
poor financial management on social and environmental sustainability was underscored by Octavia 
Hill who cited efficient rental collection as key to financial sustainability. According to Spain (2006, 
p. 106), “Hill’s success depended on regular personal contact with tenants and insistence on prompt 
rent payment”. In this study, findings showed that beneficiaries in the four institutions (the fifth one 
in Wynberg experiences has rental boycotts) paid their rentals on time, chiefly due to the positive 
social relationships that they shared with the management. More importantly, timely payment 
occurred because “maintenance is good” (Beneficiary 30), the place is “well looked after and I’m 
happy” (Beneficiary 18) and “I am satisfied” (Beneficiary 16). From the overall findings, the state of 
maintenance was contrary to Yau’s (2010) observations that that there were tendencies of disrepair 
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and neglect of social rental housing. NDoHS officials (in Chapter 6) indicated that while there are 
financially sound institutions in the country, some were struggling to maintain their buildings, chiefly 
because of a poor management culture.   
 
The other management responsibility identified by Priemus et al. (1999) as central for social 
sustainability of housing stock, is that of encouraging tenant involvement in their housing and human 
settlements affairs. The authors argue that housing management needs to be transparent, gain the 
confidence of the beneficiaries to encourage payment of rentals and more importantly, to foster tenant 
participation. The findings indicate that the majority of the beneficiaries in all the five institutions 
were not actively involved in activities and programmes in their institutions. They gave reasons such 
as: “I come late from work and would be tired” (Beneficiary 5), “I work even on weekends and when 
off, am so busy with other stuff” (Beneficiary 10), “What I want is good service, for now I’m happy 
and no need for that” (Beneficiary 18) and “It’s important that I attend but the timing is awkward 
because it’s either late or on weekends when I’d be resting” (Beneficiary 27). Looking at the 
livelihood activities of the beneficiaries, as shown in the Table 7.1, most of them are at work for 
longer hours and are back in their homes late in the day. Nonetheless, beneficiaries stressed that 
despite their busy schedules, they still needed to be consulted by management on major decisions and 
developments that included rental increases among other issues. The negative consequences of the 
lack of beneficiary participation (as reflected in RDP housing) means that beneficiaries should be 
educated about their roles and responsibilities in their housing and human settlements.  
 
The study also ascertained that not all the beneficiaries were satisfied with their management. For 
example, Beneficiary 15 conveyed that “the management is inconsiderate, they should let us move 
into a one-room now because we can’t afford this” (Beneficiary 15). Due to the family’s financial 
circumstances, the beneficiary stated that she had requested her accommodation to be downgraded to 
a one-room that she could afford with her partner. Beneficiary 9 also expressed her frustration, stating 
that “I am staying alone and water was cold in the winter” while Beneficiary 10 indicated that “At 
times we discover that there’s no electricity and there’s nothing you could do - just do dry wash and 
be off.”  
These complaints reflect the differences between institutions and perhaps, further research should 
explore the foregoing issues. To address these challenges, there is still a need for beneficiaries and 
the management to be educated on their roles and responsibilities and be encouraged to communicate 
to each other. In this case, beneficiary committees are essential to represent the beneficiaries at 
various meetings and in general, to communicate on behalf of the beneficiaries.  
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 Economic opportunities for beneficiaries 
Findings from the study showed that while all the institutions helped to integrate the beneficiaries 
into the economy through their central locations, the experiences of beneficiaries from Institution 3 
in Gauteng were that their management had been exceptional in linking them with economic 
opportunities. The beneficiaries from this institution explained that management had advised them to 
organise themselves into a co-operative so that they could apply for cleaning tenders in their 
institution. Beneficiary 20 related that as a result, she had teamed up with others and was in the 
process of registering a co-operative. She stated: “I’ve teamed up with others and we hope all will go 
well. We’d be able to pay our rent, our children can go to a better school, I’m happy” (Beneficiary 
18). Furthermore, one other beneficiary from the same institution revealed that she had been offered 
a job by her manager. This was after the institution became aware that she was struggling to pay her 
rent. She remarked:  “I’ve been in CPF and was struggling to make ends meet in paying my rentals 
and other things. I told the manager and she gave me a job here. I’m so happy because I work here 
and stay here at the same time” (Beneficiary 16).   
 
Such initiatives are developmental as they directly link the concerned women with income and 
livelihood opportunities. Unemployment is rampant in the country and the likelihood of most 
unemployed people ever finding a job is slim (Stats SA, 2018a, 2018b). As a result of the entrenched 
gender discrimination in South Africa, Raniga and Ngcobo (2014, p. 517) maintain that poverty is 
increasingly becoming ‘feminised’ and call for all sectors of the economy to be gender-sensitive and 
innovative in creating economic opportunities for women, especially single parents.  
 
 Negative experiences and challenges 
The study findings revealed that the beneficiaries also had negative encounters in their living 
environments which undermined their quality of life. According to Thomas (1984), identifying the 
weakest aspects of existing interventions can be used to motivate for the design of a new innovation 
or redesign an existing intervention. The challenges that were noted were the high prevalence of 
crime, traffic and noise, income band qualification criteria, allocation of units, pests and rats and 
infrastructure maintenance.  
 
 Crime 
Although the study established that management had made efforts to improve security and safety in 
their institutions and surroundings, the beneficiaries conveyed that they were still concerned about 
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crime. These concerns reflect the sociology of crime which is a consequence of poverty, inequality 
and unemployment in post-apartheid South Africa (Carter & May, 1999; Demombytes & Ozler, 2002; 
Lemanski, 2004; May, 2000; May & Govender, 1988; Ozler, 2007; Powdthavee, 2005; Stats SA, 
2018a, 2018b, 2018c). This multidimensional nature of crime demands collaborative approaches that 
are holistic in design and implementation, in order to improve the quality of the lives of the urban 
poor in their settlements.  
 
The findings revealed that all beneficiaries, males included, indicated how crime had affected the 
social and economic rhythms of their lives. For example, Beneficiary 13, who is male, stated that 
“Hillbrow is a crime area, and you know that. With the time we knock off, I am forced to take a metred 
taxi than to risk my life. It drops me right at the door.” Gordon et al. (1980), Mulroy (1988) and Stats 
SA (2018b) indicate that crime affects women more than men and undermines the stability of families 
and community development. The study established that women feared “being mugged and raped 
because thugs see us as easy targets” (Beneficiary 4), “…my children, especially when they come 
back from school… because they walk” (Beneficiary 22) and “here in Cape Town, we are always on 
our toes because of gang violence which affect us women and our children” (Beneficiary 26). While 
crime is a national phenomenon and fluid in its etiology, the study found that in Cape Town, it was 
associated with gang violence, drugs and alcohol abuse. The following response from one of the 
beneficiaries elaborated on this distinction:  
 
“Here in Cape Town, there are drugs, gang violence and our children are in danger. It 
affects us and it seems our children will grow up in the same situation because government 
is not doing anything” (Beneficiary 21).  
In addition, the study found that student beneficiaries were affected by crime and this negatively 
impacted their sense of security. Beneficiary 11 conveyed that:  
 
“As students, we live in fear here in Hillbrow because at times our buses drop us late and 
we have to walk from Doornfontein to here. My brother was mugged last week and they took 
his laptop” (Beneficiary 11).  
The beneficiaries whose institutions are in the CBD stated that due to huge volumes of vehicular 
traffic and the public, they were more vulnerable to encountering crime in their surroundings. This 
indicates that while being closer to services and amenities in the CBD may be an advantage, it also 
poses physical and psycho-emotional risks because of large volumes of people in the CBD. The 
beneficiaries also cited taverns, especially those operating beyond regulated times, as contributing to 
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crime in the CBD. To address this issue, they proposed more collaborative efforts that involve the 
police, local councillors, the business sector as well as the collective voice of the beneficiaries and 
their institutions.  One beneficiary echoed: “Our institutions need to start considering involving all 
possible networks, for us to be at peace as women and our children” (Beneficiary 22).  
 
 Traffic and noise 
Because of vehicular traffic in the CBD, as highlighted in the previous section, the beneficiaries 
mentioned that noise pollution affected the quality of their lives. Moreover, they had to endure delays 
due to traffic jams, mostly when travelling back from their workplaces. From the findings, it is evident 
that this challenge affected their environment and hence their quality of life in the CBD.  
 
A number of factors such as traffic, uncollected garbage and noise levels determine the quality of the 
environment, to mention a few. In the excerpt below, Kõrreveski (2011, p. 43) describes the impact 
that the environment has on the quality of life:   
 
A person’s quality of life is dependent on the surroundings – the extent of polluted air, water, soil; 
how much there is noise, artificial or natural materials around him. Most diseases are caused by the 
low quality of the living environment. One of the main factors affecting the living environment is 
rapid urbanisation.  
 
Echoing the views of Kõrreveski (2011), Beneficiaries 16 and 19 related how they had been affected 
by the high noise levels which had become an everyday feature of their lives:  
 
 “Yes, we are happy we’re in Joburg CBD but there is another challenge that comes from 
that of noise and traffic. It can take one an hour to access the building, worse in peak hours 
where there are lot of cars and people moving up and down” (Beneficiary 16). 
 
“Adding to what my sister said, the taxi rank is the main problem… its pick pocketing, that 
is their market and I am convinced that if that can be moved elsewhere, well we can really 
see the crime here going down and another challenge” (Beneficiary 19). 
The challenges cited above by the beneficiaries are common with inner city housing, especially in 
cities such as Johannesburg and Cape Town. Morris (1999) asserts that efficient planning with the 
urban poor in mind, is essential to address such problems. Exacerbating these challenges is the lack 
of efficient public transport and the disinvestment in inner city infrastructure maintenance in 
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Johannesburg, post-1994 (Morris, 1994, 1999; Mosselson, 2015). The City of Johannesburg and Cape 
Town and other major destinations in South Africa are increasingly becoming a focus for 
infrastructure reinvestment to attract social and economic investment (Bethlehem, 2013; Bremner, 
2000; Mailovich, 2017; Visser, 2002; Visser & Kotze, 2008). For example, in Johannesburg, hijacked 
and dilapidated buildings are being repossessed and VHIs are being invited to develop low-cost, 
affordable housing (Mailovich, 2017).    
 
 Allocation of units 
The findings also revealed that some beneficiaries were dissatisfied with the manner in which units 
were allocated to individual beneficiary families. The allocation of units in social rental housing needs 
to be fair because it has implications on the size of the units that each family will have and 
importantly, the rental amount that the household will have to pay to the institution. When analysed 
further, privacy in the family, comfort and peace are determined by the amount of living space that a 
family has in its house (Kellet & Moore, 2003; Khajehzadah & Vale, 2017). In their study, 
Khajehzadah and Vale (2017) found that larger floor space accommodated more appliances and 
enhanced the family’s experience of a comfortable home. Both internationally (Rutter & Lattore, 
2009) and locally (SALGA, 2014), the allocation of social rental housing units has been in the 
spotlight as there have been complaints of unfair institutional practices. In this study, some 
beneficiaries also challenged the allocation system, alleging that “they forget that we grow and we 
need more space as time goes” (Beneficiary 22). For example, Beneficiaries 1 and 3 describe this 
challenge in the following two excerpts:    
“For a bigger space it is about your salary, you need to be earning this amount for you to 
qualify. Do you understand, because even now I am going to be stuck in this small space 
because of this bracket and my family is growing” (Beneficiary 1).  
 “In terms of size yes, the rooms are small for my family because I am a mother of two, why 
don’t they give me a bachelor. So, you see it doesn’t make sense, three people in the same 
space as one person” (Beneficiary 3). 
The above responses reflect the challenge that VHIs that are involved in social rental housing face. 
A balance needs to be struck between the need to “raise funds independently” to remain financially 
sustainable (Patel, 2005, p. 107) and the social demands of giving the urban poor a “sense of home 
and making urban space a better quality of living” (Pratiwi, Kurniawan, Vitriana, Solihah & Rani, 
2009, p. 1). Balancing these two important aspects is a responsibility that transcends the scope of the 
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institutions, requiring collaborated efforts from all stakeholders that include government, financial 
institutions and the beneficiaries themselves to understand the economics of housing delivery and 
allocation of units. Beneficiary 27 echoed similar views insofar as the “government and institutions 
need to work together to prioritise those who are poor and are struggling to get housing”. As 
reflected in the responses of the beneficiaries, the interconnected challenges of poverty, 
unemployment, low supply of affordable housing and low housing affordability are structural and 
require collective input, as already alluded to. Hence, the demand for housing delivery that is 
informed by the social development paradigm, which has a greater likelihood of achieving social 
justice, universalism, inclusiveness and the holistic consideration of the urban poor (Noyoo & 
Sobantu, 2018).   
 Pests and rats 
The findings also revealed that some beneficiaries in Institutions 2 and 4 were dealing with 
infestations of pests and rodents in their houses and surroundings. It emerged that there were no co-
ordinated steps by the institutions, the municipality or the beneficiaries to address this problem. 
Kõrreveski (2011) emphasises the need to maintain a high standard of environmental hygiene in 
human settlements. Uncollected garbage, untrimmed lawns and unmaintained infrastructure provide 
a suitable breeding environment for cockroaches, rats, bacteria and fungi which pose a health risk 
(Rivault, Cloarec & Le Guyader, 1993). Rankine (2005) and Rivault et al. (1993) warn that rodents 
and pests, in tandem with overcrowding, pose health risks and stress, especially for children. In the 
responses below, the beneficiaries gave accounts of the challenge of pests and rodents and expressed 
their fears:  
 
“We have a huge problem of rats, flies, I have had serious accounts of mosquitos and this 
should be attended to” (Beneficiary 13). 
“It is their responsibility to do pest control, we have cockroaches here and it really doesn’t 
help if I spray and my neighbour doesn’t” (Beneficiary 8). 
Exacerbating the challenge was that “at times those dustbins outside may not be emptied today, 
so, flies, smells and rats are common here” (Beneficiary 29). To deal with this problem, the 
beneficiaries acknowledged that all stakeholders had a primary responsibility in maintaining high 
standards of physical care and hygiene in their units. Together with the institutions and the 
municipalities, they needed to take care of the surroundings by ensuring that trees were trimmed, 
garbage was collected on time and regular spraying against insects was done (Priemus, 2003).  
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 Infrastructure maintenance 
The findings revealed that beneficiaries from some of the institutions had concerns over the lack of 
maintenance of lifts and drainage. Even though this challenge related to only two institutions in 
Gauteng, it is worth noting as government had expressed concern over the state of disrepair and 
dereliction of infrastructure in some institutions. The challenge also pointed to the need for 
beneficiaries to start assuming a responsibility in the upkeep of their housing and human settlement 
environment. Parkinson (2002, p. 2) warns that “open drains carrying sewage or sullage water are 
potential sources of infection to children who play in them.” It is then the responsibility of 
beneficiaries, as much as it is for the municipalities and institutions to ensure that infrastructure is 
kept at an acceptable physical standard. This is because the impact of non-maintenance is far-
reaching, with emotional and financial risks to the institutions. One beneficiary conveyed that: 
 
“I don’t know how many times I have come down to get a drainage plunger to force the drain 
open, it’s a huge inconvenience. Even when you’re at work, you can’t concentrate fearing 
that your children are playing with the waste” (Beneficiary 13). 
 
Beneficiary 13 alleged that this was a persistent challenge, as it would recur even after plumbers had 
attended to it. According to El-Haran and Horner (2002), Khalid, Marosszeky and Davis (2006) and 
Parkinson (2002), problems of poor urban waste management are exacerbated by a lack of skilled 
work force. This means that management needs to source qualified technicians to address blockages 
and lifts, and liaise with municipalities where they lack capacity. This is because beneficiaries also 
described the persistent challenge of non-functional elevators in the same institution. Due to this 
challenge, one beneficiary, who is a student and stayed with her twin sister (Beneficiary 12), stated: 
“We’d rather walk down the stairs with my sister because we’d end up being late for the school bus” 
(Beneficiary 11). Other beneficiaries added that the elevators were old and replacements were 
urgently needed before beneficiaries lost their lives. Beneficiary 10 described how his relative was 
once locked inside the elevator: 
 
“Elevators are a problem here, I don’t know why others are not raising that. It’s rare that 
both lifts work and at any given time. A pregnant sister was locked inside. It’s a huge risk 
that management isn’t seemingly taking seriously because they keep on losing money by 
repairing old lifts” (Beneficiary 10) 
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As reflected in the above excerpt, non-maintenance of infrastructure poses a danger to the tenants, 
especially women, children and older persons. Beneficiaries unanimously reiterated that while 
maintenance was a management responsibility, they also acknowledged that they had to start 
organising a strong bottom-up voice to ensure management accountability.  
 
7.5. Conclusion  
This chapter presented findings from the five focus group discussions that explored the views and 
perceptions of beneficiaries of voluntary housing. It is worth noting from the profile of the 
participants that more than 60 per cent were women, of whom more than 16 per cent were single 
parents. All were engaged in low-income livelihood activities. Firstly, the chapter presented the 
positive experiences of the beneficiaries. These included proximity to services and amenities, 
affordable rentals, varying unit sizes and routine maintenance of the environment. The researcher’s 
assumptions that beneficiaries would be keen to participate in meetings on governance and other 
settlement issues were challenged. On the contrary, the study found that participants’ routine work 
commitments did not allow them to attend regular meetings. Furthermore, others conveyed that as 
long as they were satisfied with the services there was no urgent need for them to attend meetings. 
However, the challenges that the beneficiaries experienced in their institutions could be addressed 
speedily by beneficiaries’ awareness of their roles and demanding management’s accountability in 
ensuring that services were improved. The study noted that some institutions had contributed hugely 
to improving the economic circumstances of the beneficiaries by employing some of them and had 
also promised to consider their co-operative for a cleaning tender. Beneficiaries in some institutions 
applauded their management for being people-centred and caring, especially towards people with 
disabilities, women, older persons and children.  
The study also established that some beneficiaries had experienced various challenges such as crime, 
noise pollution, faulty elevators and drains, pests and rodents. To address these challenges, the 
beneficiaries proposed conscientisation of the beneficiaries about their responsibility in calling 
management to account and strengthening collaborative partnerships.  
The next chapter describes the Problem Identification and Analysis and the Design phases of 
Thomas’s (1984) intervention research.  
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Chapter 8. Overview of the Analysis and Design  
8.1. Introduction 
This chapter discusses the first and second phases of Thomas’s (1984) intervention research, as 
applied in this study. The first phase (analysis) involves problem identification and analysis, a state-
of-the-art review and a feasibility study. The historical and the contemporary features of the housing 
challenge are discussed as well as their impact on the urban poor households. This chapter identifies 
those elements of the housing challenge for which an alternative can be proposed and designed. After 
motivating for the need of an alternative, the chapter looks at the feasibility of the study to determine 
if “development would not entail wasted effort and resources” (Thomas, 1984, p. 145). Next, the 
chapter looks at the second phase, namely, the design. The design objective is first set out, the 
innovation requirements are identified, and design questions are raised. The selection of information 
sources, the generation process and proceduralisation are also discussed before arriving at some 
concluding remarks.  
Huchzermeyer (2001) calls for new insights, considerations and deliberations through theoretical 
reflections and proposing solutions instead of just enumerating housing challenges. This refers to 
concerns that social workers simply do “lip service” (Fortune, 1999, p. 2) instead of proposing real 
solutions. In the same vein, O’Brien and Mazibuko (1998, p. 136) noted that social workers had failed 
to respond to growing poverty, especially the complex concerns of the urban poor. Hence, Mmatli’s 
(2008) plea for social workers to be proactive in dismantling some of the traditions and structural 
barriers that perpetuate exclusion, discrimination and poverty.  
8.2. The analysis phase  
As shown in Figure 8.1 below, the analysis phase discusses problem identification, state of-the-art 
review and the feasibility study. The foregoing aspects that are discussed in this phase are prescribed 
by Thomas (1984).   
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Figure 8.1: Analysis phase steps  
8.3. Problem identification  
The identification of a problematic human condition is a prerequisite for a successful intervention 
research process. In terms of intervention research, Thomas (1984, p. 142) defines a problem as a 
“recognised human service need for which existing approaches or methods are not satisfactory.” 
Numerous studies have been conducted on the housing challenge in South Africa; exploring its extent, 
nature and dimensions. Chapter 2 of this study gives a detailed analysis of the origins of the housing 
problem, together with its different “component aspects” (Thomas, 1984, p. 142). It widely 
acknowledges that the current housing deficit in the country amounts to 2.1 million (RSA, 2014; 
Tomlinson, 2015). Furthermore, the number of informal settlements has grown from “300 [in 1994] 
to 2 225 in 2015, which is an increase of 650%” (Mirika & Mainza, 2016; Tomlinson, 2015, p. 1). 
Because housing is essential in people’s lives (Hohmann, 2013; Kellet & Moore, 2003; Sobantu et 
al, 2019), this has spurred on service delivery protests. These provide evidence of the housing 
challenge because, as noted by Msindo (2017), most of such protests are housing-related.  
Thomas (1984) also highlights that the existing problem needs to be analysed in terms of set 
standards. These are the “standards (or norms) of the professional or non-professional community 
that are based on social values and that define [a] given level of behaviour or well-being as 
appropriate” (Thomas, 1984, p. 142). The 1948 UNDHR and the 1966 ICESCR are international laws 
ratified by South Africa. These laws set out standards for the right to adequate housing, based on 
deliberate and thoughtful housing delivery processes, which should potentially link the beneficiaries 
to other socio-economic rights such as water, sanitation, electricity, food and education (UN, 1948; 
1966). Locally, the Constitution and the Bill of Rights set standards for the provision of housing in 
the country. In Section 26 of the Constitution, the government has entrenched housing as a right 
Design 
phase  
 Problem identification  
-Extent and components of the human 
condition/problem 
-The social and economic impact of the problem 
-Shortcomings of the existing interventions 
 State of-the-art review  
 Feasibility study  
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(Subsection 1), which it must deliver to the needy (Subsection 2) and ensure that no-one is rendered 
homeless or in distress due to illegal evictions (Subsection 3). Furthermore, both international law 
and the South African Bill of Rights declare that all citizens are equal and demand access to socio-
economic rights, most of which are linked to housing delivery. By both international and local 
standards, the government has arguably “shift[ed] from faith” (Huchzermeyer, 2001, p. 308) by 
abandoning the promise of implementing bottom-up housing and development processes. The huge 
housing deficit, fragmented urban spatiality and the growing number of informal settlements and 
backyard shacks are evidence of the existence of a problematic human condition in housing delivery.   
8.3.1. Extent and components of the human condition/problem  
Before the researcher-practitioner embarks on designing the intervention, Thomas (1984) prescribes 
that the existing problem, or ‘human condition’, should be thoroughly described in terms of its extent 
and features. Therefore, the historical overview and the origins of the housing problem are discussed 
in detail in Chapter 2. In addition, the empirical data from this study shed light on how the urban poor 
are affected by housing shortages, unaffordability, poor quality housing, fragmented settlements and 
exclusion from delivery processes. Nationwide complaints of lack of access to schools, health care 
and transport are common among the beneficiaries of the RDP housing programme (Pithouse, 2009; 
Smit, 2006; Zack & Charlton, 2003). Politicians, the government and researchers alike, all concur 
that South Africa faces a challenge of affordable housing (Huchzermeyer, 2011; RSA, 2009a, 2014; 
South Africa Press Association, 2014).  
Napier (1993, p. 21) points out that the extent of the housing crisis is reflected in the 14 commissions 
of inquiry that were instituted between 1970 and 1984 to investigate the housing backlogs, pre-1994 
in South Africa. In 1994, the extent of the challenge was evidenced by a shortfall of 1.5 million houses 
(RSA, 1994b), set against the backdrop of high rates of poverty, unemployment and inequality, which 
are all a legacy of apartheid (Nattrass & Seekings, 2001; Ozler, 2007). In post-apartheid South Africa, 
‘waiting’ for an RDP/BNG house has been a common feature for many urban poor people (Chenwi, 
2015; Oldfield & Greyling, 2015), which further emphasises the existence and the extent of the 
housing challenge. The constitutional endorsement of housing as a right served as a recognition, by 
the government, that the extent of the housing problem required a policy intervention (Sobantu et al., 
2018). Housing shortages and top-down delivery systems required the establishment of an enabling 
environment that would commit the political authority to disburse financial and material resources in 
order to facilitate the “progressive realisation of the right to adequate housing” (RSA, 1996).  
It can therefore be argued that the lack of beneficiary participation in the RDP housing scheme has 
posed as a major challenge because it undermines the urban poor’s right to define their housing needs 
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and exercise self-determination in their home-making endeavours. Lack of RDP beneficiary 
participation is well documented in Manomano and Tanga (2018), who found that the urban poor 
were largely viewed as passive participants. Such exclusion shows the extent to which apartheid and 
colonial ideologies of exclusion have been replicated in the post-1994 housing delivery landscape 
(Huchzermeyer, 2001; Mar & Edmonds, 2010; Noyoo & Sobantu, 2018; Pithouse, 2009; Sobantu et 
al., 2019). The design and development of the model is an attempt to put the urban poor at the 
forefront of the housing delivery processes in order to promote their constitutional right to 
participation and self-determination.  
Poor outcomes of the RDP programme are arguably a consequence of the exclusion of the 
beneficiaries in the planning, construction, allocation and maintenance of the houses. Empirical 
research has also shown high beneficiary dissatisfaction, due to poor quality and small sizes of the 
houses (Zack & Charlton, 2003), particularly emphasising the lack of privacy, for example, in the 
case of older children staying with parents. The poorly constructed units “rapidly deteriorate and 
require maintenance” (Aigbavboa & Thwala, 2013, p. 17). The extent of dissatisfaction is national, 
as reflected in Zack and Charlton’s study where beneficiaries “doubted whether their settlements 
[had] anything to offer their children” (2003, p. 29) because of poor workmanship. Nationwide, RDP 
houses are referred to as ‘matchboxes’ because of their small size (Charlton & Kihato, 2006).  
Furthermore, Manamano and Tanga (2018) observe that delivery was conducted in a manner which 
lacked sense of service and without due consideration for human habitation. As a result, there is a 
clear need for an innovation which prioritises bottom-up and participatory processes in integrating 
the voices of those at the grassroots level.  
8.3.2. The social and economic impact of the problem 
Having established the extent of the problem, Thomas (1984) suggests that it is also necessary to 
describe its subsequent social and economic impact on the urban poor and the economy of the country. 
The post-apartheid government’s progress in addressing the housing shortage is also reflected in the 
amount of financial resources allocated to the RDP programme. The government states that by 2004, 
it had spent R29.5 billion (RSA, 2004) and by 2014, R125 billion towards the RDP capital subsidy 
programme to deliver 2.8 million houses (CAHF, 2018; RSA, 2014). However, literature shows that 
much of this financial commitment amounted to wasteful expenditure due to the poor workmanship 
of the majority of units delivered. The findings of the 2017 General Household Survey (Stats SA, 
2017) indicate that more than 10 per cent of all capital subsidy houses were found to be weak. Former 
Human Settlements Minister, Tokyo Sexwale, revealed that a huge number of the 2.8 million houses 
had defects that required immediate repairs, costing up to R1.3 billion (RSA, 2009b). Manomano and 
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Tanga (2018), and Zack and Charlton (2003) note that not all of these faults were resolved by the 
government and the beneficiaries were required to meet the costs of repairs. This reality is a paradox 
as ‘free’ RDP housing has turned out to be expensive for the beneficiaries to maintain. Moreover, 
Khan and Thring (2003, p. 18) indicate that the RDP houses are “environmentally unsound; unsuited 
to the local climate; relatively expensive to maintain at a physically comfortable indoor climate.” 
 
It is therefore clear that current planning and implementation fail to address the fundamental social 
and economic interests of raising families and communities. Today, the urban poor in the country are 
known for staging service delivery protests, which also bear huge social and economic implications. 
The protests are due to the slow pace of delivery of low-cost housing and the lack of perceptible 
economic and social benefits accruing to the poor from their settlements. The extent of these protests 
is highlighted by Alexander et al. (2017, p. 9), who point out that between 1997 and 2013, 67 750 
protests were recorded in the country. In the Eastern Cape alone, Mukhuthu (2015) reports that 2 045 
housing-related service delivery protests were recorded in 2015. The social and economic impact of 
poor or lack of housing calls for innovative participatory initiatives that seek to link housing delivery 
with economic opportunities.   
 
8.3.3. Shortcomings of the interventions 
The implementation of social policy through low-income housing has been poor, with some citing 
lack of political will to undertake a transparent delivery process that is committed to integrated, 
inclusive and interdisciplinary strategies (Fish, 2003; Khan & Thring, 2003; Pithouse, 2009). Noyoo 
(2015b, p. v) cautions that it is not enough to adopt a good public policy; what is more important is 
whether it is “put into practice” as planned. To prevent disaggregated planning across government 
sectors, the government came up with ‘priority outcomes’ in 2011 in order to promote sectoral co-
ordination (RSA, 2011). However, these intergovernmental, collaborative engagements are not only 
conducted at a high political level but they rarely filter down to grassroots at local government 
(Mathekga & Buccus, 2006). Benit-Gbaffou (2008) also points out that where local government 
officials are involved, they are not committed to translating these strategies into action at grassroots 
levels. According to Mathekga and Buccus (2006), the failure of the RDP programme is not surprising 
since local government officials often lack a bottom-up understanding of the housing and deprivation 
realities of the communities, hence they tend to impose development programmes. McEwan (2003) 
notes that the capacity at local government in terms of skills and the ability to conduct participatory 
integrated planning is still lacking in the country. 
184 
 
Because of the inherent top-down nature of government planning, it can be argued that even the BNG 
intervention has not resulted in meaningful improvements (Pithouse, 2009). The beneficiaries are still 
being excluded from planning, implementation and allocation. The lack of technical skills, knowledge 
base and other types of expertise as well as corruption still bedevil the RDP/BNG delivery landscape 
(Pithouse, 2009). Hence, new insights and innovations, such as voluntary housing, must be 
underpinned by the social development paradigm. This would ensure that bottom-up, inclusive 
processes are taken seriously and integrate pro-poor voices (Noyoo & Sobantu, 2018). However, 
despite these benefits, voluntary housing delivered through SHIs has not been given due support since 
its inception in 1996.  
8.4. State-of-the-art review 
The state of current interventions was examined to “identify the strengths and limitations of existing 
intervention methods” (Thomas, 1984, p. 145) and to determine whether an alternative would be 
necessary. A state-of-the-art review was conducted, which included looking at international and local 
literature and policies, as well as an empirical component of this study, involving interviews with the 
NDoHS officials. To start with, both literature and the empirical data that was gathered in this study 
revealed that the main form of delivery, namely, the individual subsidy popularly known as the 
‘RDP’, failed to address the housing challenge, and even its successor, the BNG did not do much to 
improve on the latter. Charlton and Kihato (2006) argue that both these programmes were set to fail 
to achieve any social and economic integration because the land on which the fragmented settlements 
was constructed had been set aside during the apartheid era. Therefore, it would be impossible to 
realise political, social and economic integration through these programmes. Thus, a new alternative 
with better prospects of fostering the convenient location of settlements and promoting economic 
integration is required in the country.  
 
Despite great hopes that the BNG would provide a pro-poor alternative, integrating grassroots voices, 
Pithouse (2009, p. 11) points out that the programme was run in a “sharply authoritarian and anti-
poor direction.” Regarding the South African housing crisis, the United Nations Habitat (2011, p. 29) 
notes that “in most urban areas, the majority of residents are lodgers, renting space informally in the 
backyards of other people’s homes.” Lack of varied tenure options, small sizes of units and top-down 
management where beneficiaries are viewed merely as consumers, are some of the issues that justify 
another alternative.  
 
Furthermore, data from the interviews with the NDoHS officials confirm that the challenge is 
enormous insofar as non-profit VHIs that are involved in social housing are now also increasingly 
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expected to respond to and meet the existing shortfall, and more importantly, foster integration 
through the convenient location of settlements. However, Khan and Thring (2003), McEwan (2003), 
Pithouse (2009) and Tomlinson (2015) argue that the lack of a co-ordinated effort and adequate 
support from government hampers the effectiveness of such effort by the VHIs. Hence, Noyoo and 
Sobantu (2018) call for a social development framework to promote pluralist support for voluntary 
housing. This kind of approach is far more likely to advance the interests of low-income, urban, poor 
households in their quest for well-located, quality housing. The next section discusses the feasibility 
of such an innovation.  
 
8.5. Feasibility of the study 
Careful consideration is also required to determine if “development [of the project] would not entail 
wasted effort and resources” (Thomas, 1984, p. 145). Any development requires financial and 
technical resources as well as political and administrative support (Rothman & Thomas, 1994; 
Thomas, 1984). The study thus made the following considerations for feasibility, as discussed below.  
8.5.1. Financial and economic feasibility  
Before embarking on the design, it is important to consider financial and economic factors to ensure 
that “funds are available to meet the anticipated costs of development” (Thomas, 1984, p. 148). Even 
after development, it is expected that the innovation will improve the delivery of services and 
contribute towards economic growth. The researcher was granted funding by the National Institute 
for Human and Social Sciences (NIHSS) to meet all the costs of this study and the development of 
the model.  
Considering that housing is a basic need in people’s lives and given its direct and indirect 
contributions to the economy, the researcher concluded that the development of the intervention was 
worth pursuing. From a social development perspective, housing delivery is an investment which 
greatly contributes to “the future functioning of people” (Lee, 2017; Lombard, 2011, p. 535; Sobantu 
et al., 2019). It is expected that the model will contribute to the development of safe and habitable 
homes in integrated and sustainable settlements. It is also expected, in the immediate term, to enhance 
human development and economic production. As Warria (2014, p. 118) aptly puts it, “any measure 
undertaken to make human life even slightly better is always worth pursuing.”  
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8.5.2. Political feasibility  
The researcher also considered if those in political authority would accept the innovation. Thomas 
(1984, p. 148) defines political feasibility as “the extent to which a proposed development is 
acceptable to those who have the power to effect its initiation, reception, or continuation.” Firstly, 
this study was welcomed by the Deputy Director General of the Department of Human Settlements 
Frameworks, who gave the researcher permission to interview department officials. Even the officials 
who participated in the interviews viewed the model as a positive leap towards enhancing the 
performance of institutions and strengthening the partnerships involved in voluntary housing 
delivery. Furthermore, officials who participated in the study indicated that they were concerned, as 
was the government, about the persistent housing challenge, which has led to nationwide housing 
delivery protests. Therefore, any attempts to mitigate the challenge are more likely to be welcome by 
government, civil society, business and most importantly, by the urban poor.   
8.5.3. Organisational and technical feasibility  
Organisational feasibility means “the extent to which the individual and the organisation of which he 
or she is a part have the ability to carry out the proposed research” (Thomas, 1984, p. 146). This 
includes issues of training and skills as well as administrative capabilities to conduct the development 
of the model (Thomas, 1984).  The researcher undertook this development under the guidance of a 
supervisor who is a respected academic with international expertise in social policy, housing and 
social development. The supervisor gave useful technical directions in this development. 
Furthermore, as a social worker having worked in government, coupled with a Master’s degree in 
housing, the researcher had vital knowledge about housing policy, social housing and VHIs. His 
Master’s research study gave him important insights into the role of voluntary housing in housing 
delivery.  
With supervision, the researcher gained technical competence in writing the research proposal, 
designing the interview schedules, collecting and managing the data as well as data analysis and 
synthesis. Moreover, he continued to read and consult widely on social housing and voluntary housing 
to gain much needed knowledge to complete the study. The researcher also made presentations at 
various conferences and seminars in the country and other parts of Africa, where he received feedback 
which was integrated into the development process. While conducting this study and developing the 
model, the researcher also published academic papers and a book chapter, all based on voluntary 
housing. An additional article, by the author was accepted for publication by an accredited journal in 
South Africa on 14 January 2019. The feedback from peer reviews, gave technical direction in the 
187 
 
design and development of the innovation. More importantly, the researcher  ensured that he remained 
“flexible, imaginative, diligent and capable of working with others” (Thomas, 1984, p. 147) at the 
NDoHS, the VHIs and with the beneficiaries as well as other academics in the fields of housing, 
development studies, social development, social policy and social work. Furthermore, the process of 
development also involved key informants from academia and practice who gave their inputs on the 
prototype, as suggested by Thomas (1984). The researcher received organisational resources and 
support from his current employer, the University of Johannesburg’s Department of Social Work.  
8.6. The design phase  
The design phase follows on from the identification and analysis of the human problem through a 
literature review, state-of-the-art review and feasibility study. The design process (Figure 8.2) 
prescribed by Thomas (1984) informs the design of an innovation in this study. Citing Babbie and 
Mouton (2003, p. 88) and Monette, Sullivan and De Jong (2008, p. 312), De Vos & Strydom (2011, 
p. 475) note that the design is carried out in a “deliberate, structured, sustainable, valid and reliable 
manner in order to lead to clearly identifiable outcomes and benefits for the participants in the 
programme.”   
 
 
 
 
 
 
Figure 8.2: Design steps 
Since design is “new to human service” (Thomas, 1984, p. 151), unlike in technical disciplines, it has 
to be conducted in a purposeful, deliberate and yet flexible manner. The motivation behind this design 
is to contribute something useful by converting “existing [multidisciplinary] knowledge into 
applications” to “solve [housing] problems” (Thomas, 1984, p. 151). Utilising knowledge from 
various sources is encouraged by Thomas, who notes that design “entails a synthesis inasmuch 
knowledge of different types and from different fields… blended in ways that typically call for diverse 
skills, capabilities, and talents” (1984, p. 151). The strength of voluntary housing is its ability to 
Design 
phase  
-Determining the innovation objective  
-Identifying the innovation requirements 
-Identifying the design problems 
-Selecting information sources 
-Gathering and processing information 
-Generating and selecting solution alternatives  
-Precoduralisation 
 
188 
 
organise the expertise from various professions and disciplines by integrating beneficiary voices into 
planning, implementation and governance.  
8.6.1. Designing an integrated voluntary housing development model 
As highlighted in the preceding section, the design process requires flexibility in order to prioritise a 
bottom-up participatory process as far as possible. The process is also informed by the views of the 
beneficiaries and the managers. Larrison (2000, p. 67) stresses that placing service users and 
implementers at the forefront is “an important part of the social service landscape.” This is because 
existing housing delivery mechanisms do not, in practice, foster a bottom-up approach, thus resulting 
in the perpetuation of exclusion and discrimination and undermining the quality of life of the 
beneficiaries.  
 
Thomas (1984, p. 111) points out that not all designs need to be entirely new. Instead, the 
practitioner/researcher may opt to “modif[y]… an existing tool” (Thomas, 1984, p. 112), which is the 
approach undertaken in this study. Thomas’s (1984) intervention research steps were applied to 
improve on Diephout’s (2014) model, emphasising that all housing delivery processes need to start 
and end with people. More importantly, voluntary housing delivery, through the involvement of 
SHRA-registered VHIs is the best vehicle to advance this bottom-up participatory agenda. This is 
because of the sector’s ability to involve beneficiaries in the planning, implementation and 
governance of the project (Cannuscio et al., 2003, p. 395; Hertzel & Szymanski, 1981; Krishna, 2003; 
Malpass, 2000; Purkis, 2010). 
 
Another strategic decision that was taken, as part of this study, was to determine which domains the 
design would target. Thomas (1984) cautions against overstretching the design process by targeting 
all the domains that contribute to the existing problem. Needless to say, there is a policy deficiency 
and lack of co-ordinated effort between tiers of government. However, the analysis of literature and 
the state of-the-art review show an urgent need to prioritise grassroots participation of the 
beneficiaries. Hence, the starting point would be to prioritise “people's participation and 
empowerment” (Gray et al., 1996, p. 34) at the level of the VHIs themselves and to a lesser extent, 
local government. The latter needs to be reminded that its mandate is to promote and drive grassroots 
participatory development. Then further studies and development endeavours would target other 
broader domains such as provincial and national government.  
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8.6.2. Design objective  
Having shed light on some of the strategic decisions that were made in the design, this section 
discusses the design objective that guides the design process. In essence, the design objective refers 
to what the design process seeks to achieve. It helps to clarify “the goals toward which the efforts of 
helping should be directed” (Thomas, 1984, p. 29). Perceived from a social development lens, the 
design is aimed at creating a bottom-up participatory housing delivery process that puts the 
beneficiaries at the forefront in terms of defining their housing needs, allocation of units and 
governance. It is expected that this will result in housing and settlements that reflect the aspirations 
of the beneficiaries and their communities. More importantly, such an arrangement, which is driven 
by VHIs is highly likely to lead to sustainable, integrated and viable human settlements that are 
suitable for raising families and protecting and promoting the rights of vulnerable groups in the 
society (Cannuscio et al., 2003, p. 395; Hertzel & Szymanski, 1981; Krishna, 2003; Malpass, 2000; 
Noyoo & Sobantu, 2018; Purkis, 2010).   
8.6.3. Domains of design  
According to Mullen (1994), design domain involves elements of intervention that may be fixed and 
do not need design or those that are flexible and could require design. According to Patel (2005, p. 
108), a social development lens is predicated on a “collaborative partnership [that] has features of 
state dominance in financing and the third sector dominance in delivery of services.” This statement, 
however, omits the people and the grassroots communities to whom that service is delivered. The 
present design, on the other hand, priorities the beneficiaries of voluntary housing and hence locates 
the VHIs as elements that should be targeted to engender participatory processes. According to 
Krishna (2003), Noyoo (2006), Noyoo and Sobantu (2018) and Patel (2005), the voluntary sector is 
lauded for strengthening democracy by creating spaces for grassroots participation. Thus, VHIs and 
beneficiaries are elements that are flexible and require design to modify existing institutional 
traditions that view the tenants as incapable of comprehending governance issues in VHIs.  
 
As already explained, omitting the NDoHS in this design does not mean that government at national 
level does not have a role to play in voluntary housing. Some exclusionary practices that exclude the 
beneficiaries are promoted at national government, for example, Arie Diephout (the consultant on 
social housing at the NDoHS) indicates that strategic decisions are highly technical and too complex 
for beneficiaries to comprehend (personal communication, 2017). Instead of targeting the NDoHS as 
an element for design, this study challenges Diephout’s view through empowering grassroots voices 
which would transform the status quo ‘from below’. On the one hand, SHIs are targeted in this design 
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and part of the reason is to remind them that they are VHIs that urgently need to rediscover their 
competencies so that they will be able to function in a dynamic housing landscape, even with 
minimum government support. In addition, VHIs need to deliberately create spaces for beneficiaries 
to participate and continuously make conscious efforts to promote the human development of their 
tenants. Barnes, Morgan and Mercer (2001) in Warren (2007, p. 14) assert that services where the 
users are involved are “far more responsive to people’s needs both in terms of what is on offer and 
how it is delivered.” The chief role of the VHIs and local government, as stressed in the design, is to 
enhance the beneficiaries’ access to housing and other social welfare services. The next section 
reiterates the relationship between VHIs and SHIs.  
 
8.6.3.1. Voluntary Housing Institutions (VHIs) 
As elaborated in Chapter 5, most non-profit VHIs are registered as SHIs under the SHRA for 
regulation and organising funding for them. They are known to provide well-located, quality, 
affordable housing that is close to services (Dunn, 2000, pp. 59-61; Hertzel & Szymanski, 1981; 
Malpass, 2001; Purkis, 2010, p. 6). In South Africa, SHIs are by far the most common and organised 
form of voluntary housing (Noyoo & Sobantu, 2018). They have also been lauded for promoting 
bottom-up participation and inclusive, integrated housing development (Dunn, 2000; Hertzel & 
Szymanski, 1981; Malpass, 2001; Purkis, 2010). Their capacity and the manner in which they are 
formally organised and already contributing towards social rental housing places them in a prime 
position to scale up developmental housing delivery for low-income, urban citizens. However, they 
also need to rediscover themselves in terms of their purpose and the sector’s inherent capabilities that 
they are underutilising because they no longer identify themselves as VHIs belonging also to the third 
sector.  
 
 Local government  
By virtue of its inherent constitutional responsibility, local government needs to be mobilised in this 
design to ensure citizens’ equitable access to housing and all other social welfare services. In addition, 
local government also has a key function of “mobilis[ing] and empower[ing]…civil society [by 
driving] a citizen-oriented management approach in government institutions” (McEwan, 2003, p. 3). 
Local government practices should be predicated on participatory democracy that is premised on 
social justice where basic social welfare services such as housing, water, sanitation and electricity are 
made available to all citizens, irrespective of gender, race and class (Ismail, Bayat & Meyer, 1998; 
McEwan, 2003; Patel, 2015; Samson, 2007, p. 28). This is consistent with the Constitution, which 
also demands transformation of institutions (in this case, VHIs) to empower citizens, especially 
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women, single parents and other vulnerable categories. In line with the 2000 Municipal Systems Act, 
local government is tasked with the role of ensuring that citizens have access to services and 
amenities, especially the most vulnerable groups in society (Hilliard & Kemp, 1999; McEwan, 2003).  
Therefore, in this design, local government is challenged to organise support for voluntary housing 
PPPs, make resources available and promote grassroots involvement towards building viable, 
integrated and sustainable settlements for families and communities.  
8.6.4. Identification of innovation requirements   
According to Thomas (1984, p. 156), the “identification of innovation requirements provides further 
specification of what requisites the innovation must meet.” With reference to this design, innovation 
requirements are specific goals that VHIs and local government must meet to achieve the design 
objective. As shown in literature and as reflected in the data of interviews with NDoHS, VHIs and 
beneficiaries (Chapters 6 & 7), there is a need for a bottom-up participatory process – what Turner 
(1972) terms a ‘dweller-controlled’ housing process. While prioritising the housing needs of the 
beneficiaries, both local government and the VHIs need to vigorously attract and organise skills, 
expertise and resources into the building of socially and technically sustainable settlements. In this 
regard, the innovation requirements of this model are as follows:  
 The model must provide for bottom-up participation of the beneficiaries in the planning, 
delivery and governance of voluntary housing.  
 The model must facilitate effective collaborative partnerships to draw together skills and 
expertise to build technically and socially sustainable human settlements.   
These requirements target, firstly, the local government as the implementing government authority. 
It has a responsibility of identifying RZs, awarding contracts and support to qualifying VHIs to 
deliver housing. One the one hand, VHIs also need to be innovative, transparent and have a sense of 
service as they engage with other stakeholders, especially the beneficiaries. In all processes, 
beneficiaries need to be given space to participate, even on governance issues as this has been found 
to be key in fostering ownership and willingness of beneficiaries to pay their rentals on time. These 
innovation requirements are aimed at making housing delivery “far more responsive to people’s 
needs, both in terms of what is on offer and how it is delivered” (Barnes et al., 2001 in Warren, 2007, 
p. 14).   
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8.6.5. Identification of design problems  
Thomas (1984, p. 157) defines a design problem as a “specific aspect of a helping strategy that is 
undeveloped, unspecified, or otherwise unresolved, the solution of which will facilitate the 
achievement of the innovation objective.” There are a number of unresolved aspects within the local 
government and VHIs and these continue to affect not only voluntary housing, but the entire housing 
and service delivery landscape. Baumann (2003, p. 85), Pithouse (2009), Thurmann (1999) and 
Tomlinson (1996) all argue that the current delivery processes are characterised by a “lack of 
qualitative orientation… [and lack] of impact on the spatial, economic, and social integration.” 
Because of spatial fragmentation, complaints of neglect and socio-economic exclusion of the urban 
poor are common in the country (RSA, 2004, p. 12; Pithouse, 2009, p. 9).  
The culture of top-down decision-making processes, where beneficiaries are viewed only as 
consumers, persists even in VHIs. Wilks (2012, p. 98) argues that design problems need to challenge 
the “coercive nature and bureaucratic structure [that] disempower service users.” In line with Mullen 
(1994, p. 90) and Warria (2014), the researcher used the following questions to ensure that the design 
processes respond effectively to the identified problems:  
a. What kind/s of intervention will foster bottom-up participation and who will be co-
ordinating these efforts? 
b. What will be the role of the local government and VHIs in the intervention?  
c. What measures are there to ensure that other forms of exclusion are not created by this 
intervention?  
d. To what extent will the beneficiaries be involved in this intervention? 
e. How will the intervention address the long-standing practices of the VHIs that exclude the 
beneficiaries?  
f. How will the intervention be made easier to understand by the local government and the 
VHIs? 
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g. Which policies can be used to legitimise this intervention?  
8.7. Selection of information sources  
Selection of information sources is important in the innovation generation process (Thomas, 1984, p. 
115). This design consulted various sources to come up with the model and its principles. For this 
particular design, the researcher utilised the sources outlined in Table 8.1.   
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Table 8.1: Sources of information  
 
Source Relevance of source Adequacy of source 
 
Legal policy  Social Housing Act: It regulates social 
housing institutions 
 
Reconstruction and Development 
Programme Policy (RDP): provides the 
rationale for meeting the basic needs of all 
South Africans and putting them at the centre 
of development efforts. 
 
Constitution of South Africa: Emphasises 
the right to adequate housing. Constitutional 
ruling on the Grootboom, Joe Slovo and 
Olivia Road cases emphasised beneficiary 
participation and meaningful engagement. 
 
 
White Paper for Social Welfare: Lays the 
foundation for developmental social welfare 
and the social development approach that 
intertwines social and economic dimensions 
of development.  
 
All these policies have “statutory and judicial legitimacy” 
(Thomas, 1984, p. 159). The Act regulates the registration of 
VHIs into SHIs and delegates continuous monitoring of these 
institutions to the SHRA. The RDP is the government’s 
social and economic policy and its six principles resonate 
with the goals of this design, which seeks to create a bottom-
up participatory model. The model is also informed by these 
goals and values of a social development practice model 
outlined in Patel (2005, p. 202). The Constitution and its Bill 
of Rights promote social justice, human rights and human 
dignity. Section 26 sets the standards of housing delivery that 
reaffirm international standards.  The White Paper serves as 
the blueprint for social development in South Africa.  
 
Allied technology  Patel’s integrated social development 
model: It provides a guiding framework for 
social development in South Africa. The 
design is underpinned by the theory of social 
development, which advocates partnerships, 
among other aspects. 
 
Diephout’s model: It provides the envisaged 
outcomes of adequate housing, which are 
aligned with the goal of this design. 
 
Patel’s model is appropriate as its pillars of social 
development and values inform this study and design. It 
promotes partnerships and participatory development.  The 
values of development practice in Patel (2005, p. 202) are 
consonant with the RDP policy principles and apply to 
housing, and broadly, service delivery. 
Diephout’s model is key for this design. It was adapted and 
further improved. 
Practice  The researcher is a qualified and registered 
social worker and lecturer in social 
development. His knowledge and 
professional commitment to developmental 
social work, which emphasises access, social 
justice, redistribution and human dignity, 
assist immensely in this design.  
 
With the help of his supervisor, the researcher drew on his 
practice experience and knowledge of social development 
and applied it to the design process. His professional and 
practice experience combined, contributed immensely to the 
design process.  
Personal experience  The researcher has a Master’s degree in 
Housing and the Built Environment through 
which he gained insights into voluntary 
housing thanks to his prolonged engagement 
with the institution that was his focus of 
study. Again, the researcher established 
relationships with VHIs across the country. 
He has engaged with both managers and 
beneficiaries of these SHIs. He has presented 
his study at various conferences where he 
received feedback and has written papers and 
a book chapter on voluntary housing. 
 
The researcher’s background, understanding and experience 
of housing, social development and voluntary housing 
enhanced the design of the intervention. In addition to his 
personal experience, the researcher empowered himself by 
reading more on participation, social development and 
collaborated effort in housing delivery. This was to ensure 
that personal experience was “adequate… relate[d] to the 
area of intervention and [was] sufficiently extensive” 
(Thomas, 1984, p. 159).  
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8.8. Generation in innovation 
Innovation in the design process simply refers to the process through which the innovation “comes 
about” (Thomas, 1984, p. 111). Ordinarily, generation according to Thomas (1984) occurs after 
gathering and processing information from the sources. Thomas (1984, p. 160) also notes that “there 
are other means of facilitating the generation of alternatives” that include adaptation (p. 123) and 
transfer (p. 125). Furthermore, Thomas (1984, p. 111) argues that ‘to innovate’ does not always refer 
to creating something new, but developmental insights may be added onto an existing intervention to 
improve its response to the human problem. Because the design phase “is new to human service” 
(Fortune, 1991; Thomas, 1984, p. 151), Ritchie and Ormston (2013, p. 36) also argue that the 
generation of “new solutions to persistent social problems” through qualitative research should be 
done with flexibility and open-mindedness. Thus, instead of using feedback from the sources 
(managers) to generate a model, the researcher adapted an existing intervention, improved on it and 
thereafter requested the managers to give feedback on the draft innovation. Thus, the model is an 
outcome of flexible adaptation of innovations from the fields of housing and social development. As 
such, the design in this study is “a modification of an existing tool” (Thomas, 1984, p. 112).    
 
This study also borrows from Patel’s (2005) social development practice model, with its principles 
and vision of achieving bottom-up, people-centred development. The principles and values are aimed 
at enhancing the local government and VHIs to comprehend the model, in line with Question ‘f’ in 
8.6.5. From the housing discipline, the study also adapted (as alluded to earlier) and developed 
Diephout’s (2014) theorisation of the determinants that contribute to the quality of life of the 
beneficiaries in human settlements.  
Furthermore, a focus group discussion was conducted by the researcher, who presented the proposed 
intervention. The feedback was used to refine the model, which was also later presented to the key 
informants in the development stage. Since design is new in human service, there has not been any 
steps taken to assess interventions in human service (Thomas, 1984, p. 97). However, as suggested 
by Thomas (1984, p. 97), it was ensured that the design process was rigorous enough to satisfy 
“objective capability, procedural adequacy, ethical suitability, and usability.” The focus group 
discussion was held in Belhar on 13 July 2018.  
Greef (2013, p. 360) states that a focus group discussion helps to understand people’s feelings “about 
an issue, product or service” and also “allows the researcher to investigate a multitude of perceptions 
in a defined area of interest” (Nyamathi & Shuler, 1990, p. 1282 in Greef, 2013, p. 361). Moreover, 
the managers were the prospective service users of the innovation and were thus selected because of 
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their relevance to the issues under discussion (Babbie, 2007). They were expected to provide feedback 
to the researcher on “whether the model presented practice as reflected in their own experience” 
(Rothman & Tumblin, 1994, p. 218). The preliminary feedback was used to further refine the 
innovation. As highlighted in Chapter 5 of this study, the other three managers from Gauteng could 
not attend the focus group discussion, citing work commitments. Thus, only two managers 
participated in this meeting. The researcher is aware that smaller focus group discussions can have 
four to six participants (Greef, 2013, p. 366; MacIntosh, 1993), with larger groups consisting of up 
to fifteen people (Gibbs, 1997; Goss & Leinbach, 1996). However, considering the difficulty of 
bringing other participants and the important contribution that each individual would bring to the 
discussion (Morgan, 1997), the researcher decided to proceed with the focus discussion, even with 
only two participants.  
In order to obtain feedback from the other managers who could not attend, the researcher employed 
a Delphi technique, emailing all the managers to elicit an expert opinion (Avella, 2016; Finch et al., 
2014; Hsu & Sanford, 2007). The innovation was thus sent to the managers who provided feedback 
that was used to improve the innovation. Together with the draft model, the researcher emailed the 
evaluation form that had the same questions that were used in the focus group discussion. The aim of 
both the focus group discussion and the Delphi technique was to get feedback on the “likelihood of 
problem identification, relative advantage of the model, its anticipated objective capability and 
anticipated usability” (Thomas, 1984, pp. 160-161).  
 Likelihood of problem solution 
Numerous studies confirm the failure of individual subsidy interventions to yield qualitative 
outcomes because this model excludes beneficiaries (Charlton & Kihato, 2006; Huchzermeyer, 2001; 
Noyoo & Sobantu, 2018; Pithouse, 2009; RSA, 2009a). Khan (2003) furthermore argues that the 
individual subsidy was implemented in a fragmented manner, and it failed to address the needs of 
women, the urban poor and the marginalised. This model seeks to put the beneficiaries at the centre 
of pro-poor housing delivery in a co-ordinated, pluralistic manner that prioritises the beneficiaries. 
The purpose of the focus group discussion and the Delphi technique were to get feedback on the 
question:  How likely is the model to provide a solution to the challenge of beneficiary exclusion 
and low-quality housing for the urban poor? There were different views from the managers. 
However, all of them welcomed the model and suggested that “it should involve all the institutions 
because all of us share the same challenges” (Manager E). About the likelihood of problem solution, 
the excerpts below were some of the responses from the managers: 
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“It’s a good model, I like the principles because they capture very well that we should be 
working together to provide good housing for our low-income people. I think the problem is 
us institutions because we associate beneficiary participation with negative things such as 
protests. So, if we take the model seriously, it will work to improve a lot of things.” (Manager 
B). 
“It’s good to be reminded by this model to work together all of us. The model will work if also 
our beneficiaries are properly organised and participate in good spirit. The problem is the 
culture of entitlement from our beneficiaries. We need them to pay their rent and talk if there 
are issues, they don’t like and they also need us. More work is needed to make it work well.” 
(Manager D).  
“I think this is a good educational model. But I doubt it’ll work because most of the institutions 
think they don’t need their tenants because there are plenty of other people that need cheap 
accommodation like ours. It’ll work if there is a shift of mindsets from us” (Manager E).  
The initial impression from the responses was that, although much work was required to refine and 
focus the model, the innovation itself had the potential to “accomplish what it is intended for” 
(Thomas, 1984, p. 98). In their responses, the managers highlighted the antagonistic relationship 
between the VHIs and the beneficiaries, indicating that to address this challenge would require 
continuous, vigorous educational campaigns at both levels. Therefore, the need for such educational 
platforms is stressed in the model as well.  
 Relative advantage  
Relative advantage refers to the competitive advantage of the innovation compared to other 
alternatives (Thomas, 1984, p. 160). This model advocates voluntary housing and it comes at a time 
when the RDP and BNG’s popularity is low because of their failure to meet both quantitative and 
qualitative aspects of low-income housing. It also comes at the time when VHIs are faced with the 
challenges in the area of maintenance and rental boycotts, among others. According to the researcher, 
VHIs are experiencing such challenges because of an ‘identity crisis’ caused by their total 
abandonment of their original focus when they registered as SHIs and hence lost their key 
competencies.  
The managers were asked this question: What is your view about the relative advantage of the 
model? The responses reflected different views:  
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It’s a good model in that it also proposes strategies for us institutions. In that way, it has a 
competitive advantage over the small piece-meal solutions we may have in our individual 
institutions. It also talks of local government support which can unite the sector and the 
other organisations as well (Manager A). 
 
In the model there are two things which suggest massive roll-out of our organisations and 
secondly that we work together and prioritise our tenants. Remember that the individual 
subsidy through BNG is the main policy, so there should be a change of policy for your model 
to have a national advantage in terms of policy. Yes, it is good because it will lead to better 
results for the tenants and ourselves. Secondly, there are already IDPs that encourage the 
involvement of the poor. However, those haven’t worked because no-one is monitoring them 
in social housing. I think this model helps us to work to achieve what the IDPs want (Manager 
B). 
One good thing about the model is that, while it emphasises the role of the local government, 
it also recognises that the beneficiaries matter and have a big role to play in improving their 
settlements (Manager E). 
The overall conclusion that can be drawn from the above responses is that the model enjoys relative 
advantage insofar as it has a dual focus. Firstly, it proposes a solution to structural challenges that 
affect the sector and to which individual institutions have given piecemeal, isolated responses. 
Secondly, by proposing the scaling up and enhancing voluntary housing in the country, the model 
will improve the effectiveness of the Integrated Development Plans (IDPs).   
 
 Anticipated objective capability 
In essence, the intervention is meant to enhance the effectiveness and efficiency of voluntary housing 
delivery by promoting stakeholders’ involvement to enhance transparency, accountability and 
sustainable settlement. The focus group discussion asked the following question: Please share your 
views on how likely it is that the model will be effective and efficient. One manager shared the 
following sentiment: “for the model to be effective, it requires education, dedication and commitment 
on the side of our institutions, local government and out tenants (Manager D). Manager A emphasised 
the need for government to: 
“… ensure that the subsidy rates are reviewed upwards. I do agree that we have to raise funds 
and make sure that we improve our rent collection. But maintenance is very expensive 
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especially the elevators. It’s tough for us as it is for the beneficiaries and that is why 
government has to help and local government as well if they have funding” (Manager A). 
From the responses above, is seems that the effectiveness of the model will largely depend on its 
ability to stimulate collective effort amongst stakeholders and their commitment to a participatory 
housing delivery process. It seems that innovative VHI management will be key in organising 
stakeholder support, fundraising and be as firm on beneficiary involvement as it will be on rental 
payments.    
 Anticipated usability  
Responses from the focus group discussion and the Delphi technique showed that the model was 
welcome, although some suggestions were added. The managers were asked: How simple and 
flexible do you think the model is? The responses indicated that: “it is easy to understand because 
we know the terms used and suggestions are not unfamiliar” (Manager A) or that “it is clearly written 
in simple language” (Manager B). Manager D, however, indicated that although the language was 
familiar to the discipline and practice, it should be simpler for everyone interested in the model to 
understand it. In terms of financial costs, all the responses indicated that institutions would not incur 
financial costs in organising educational workshops with the beneficiaries and in implementing the 
model. In line with its mandate, local government would also need to commit financially and 
politically to educate the urban poor about their role, as espoused in this intervention.  
 Engineerability  
Questions of engineerability relate to the practitioners or researchers’ technical ability “to pursue 
D&D successfully” (Thomas, 1984, p. 160). In undertaking this design, the researcher was informed 
by his personal experience, practice and commitment to social justice. More importantly, he was 
under the supervision of a senior academic with extensive experience in government and academia 
in the field of social development. Moreover, the researcher capacitated himself in intervention 
research by reading and subjecting the design to peer review at conferences and seminars where he 
received feedback. This was to ensure that the design was compatible with practice as well as the 
Constitution of the country and other guiding policies such as the RDP and the White Paper on 
Housing.    
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8.9.  Proceduralisation  
Having described the innovation generation process, it is important to discuss proceduralisation, 
which “has not progressed so far in most fields of human service” (Thomas, 1984, p. 163). According 
to Thomas (1984, p. 163), proceduralisation is where the “desired activities of the helping process are 
described, explicated, and made into procedures that helping persons and others in the helping process 
may follow.” As housing delivery is a multi-disciplinary process, the model borrowed knowledge 
from other disciplines and built that into an existing model (Fraser & Galinsky, 2010) to ensure that 
beneficiaries would form an integral part of the housing delivery process in voluntary housing. 
Informed by the wide-ranging issues that were identified in literature and noted in the empirical study, 
it was decided that the model should be guided by the social development framework.  
Thomas (1984, p.163) avers that the innovation can be “depicted symbolically” and can be 
accompanied by guidelines in the “form of practice principles”. Therefore, the model is represented 
symbolically, emphasising the importance of a sound relationship between VHIs, local government 
and grassroots participation in improving the quality of life of the beneficiaries in human settlements. 
The model argues that it is only when stakeholders are guided by the social development framework 
that housing delivery can be “keenly attentive to addressing and overcoming the mutually constituting 
structural inequalities of gender, race and class” (Samson, 2007, p. 28). Local government is 
challenged to revisit its role of ensuring and facilitating democratic processes, especially in VHIs. 
Citing Car (2007), Bozalek and Lambert (2008, p. 107) point out that “exclusionary structures within 
organisations, institutional practices and professional attitudes affect the extent to which change can 
be achieved” for the benefits of service users. Thus, Patel’s (2005) principles challenge these 
traditions and professional assumptions and practices that exclude the poor and the marginalised 
communities and groups, especially at local government and service points. Therefore, this social 
technology focuses on three elements: local government, VHIs and beneficiaries, as shown in Figure 
8.2 below. More details about the model are found in Appendix U. 
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Figure 8.3: Key players in voluntary housing delivery 
In formulating the design, the researcher ensured that the model as well as the accompanying values 
were presented in the simplest manner so that the grassroots community members could understand 
them. Details of “who does what, where, when, how, for whom and under what conditions” (Thomas, 
1984, p. 163) are provided in a simple manner to ensure efficiency of the delivery process. It is hoped 
that the accompanying principles, elaborated in Appendix U, will help delivery processes to be 
conducted in a manner that is consistent with the principles of social justice and service.  
Viable & Sustainable 
settlements contributing to 
QoL of beneficiaries 
VHIs (HAs & 
cooperatives) 
Local 
government 
Beneficiaries 
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8.10. Conclusion   
This chapter discussed how the study arrived at the draft innovation. Under analysis, the chapter 
focused on problem identification and feasibility of the design process and that of the innovation. 
From the literature and government position regarding the housing challenge, the chapter reiterated 
that the increasing gap, low housing affordability and the poor outcomes of the RDP process 
continued to mirror the extent of the challenge of providing low-income housing in the country. The 
top-down approach of the RDP programme led to numerous wide-ranging and interrelated challenges 
of fragmented human settlements, lack of integrated services and poor-quality units that were costly 
both to the fiscus and to the beneficiaries themselves. Even the BNG has arguably not reflected any 
major successes in promoting bottom-up participatory practices and improved quality units.  
 
As a result of this reality, the housing situation in the country is deficient in quantity and quality 
aspects and rates poorly against what is prescribed in international law on housing. The country still 
has a long way to reflect the aspirations of adequate housing as articulated in international law and 
Section 26 of the Constitution. Hence, the second part of the chapter looked at the design of an 
alternative innovation. It first set out the innovation requirements, followed by the design problems 
and then the selection of the information sources. Next, it looked at the feedback of the managers 
regarding the innovation before addressing the proceduralisation and concluding remarks. The next 
chapter discusses the process of development.  
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Chapter 9.  Development 
9.1. Introduction  
This chapter discusses the development phase as prescribed by Thomas (1984). According to Thomas 
(1984, p. 169), development is the “process by which an innovation is implemented and used on a 
trial basis, tested for its adequacy, and refined and redesigned as necessary.” Fawcett, Suarez-Balcazar, 
Balcazar, White, Paine, Blanchard and Embree (1994, p. 36) elaborate, indicating that it is a phase 
where “a primitive design is evolved to a form that can be evaluated under field conditions.” The 
chapter therefore discusses the steps that were taken to develop the model. It looks at the formulation 
of the development plan, operational preparation, trial use and development testing. Rothman and 
Tumblin (1994, p. 217) recommend that the innovation needs to “be piloted in a real-world context”. 
Due to the lengthy and complex nature of housing delivery processes, the study presented the 
intervention only to experts in the field of housing and social development. This was meant to ensure 
that the model was relevant and satisfied the requirements of quality, adequacy and trustworthiness. 
Adherence to quality and standards is a key requirement in human service professions (Mullen & 
Beacon, 2003); and in housing. Thus, disregarding standards would result in poor quality of RDP 
units (Zungumane et al., 2012).  
 
9.2. Formulation of the development plan 
Setting the purpose and the goals of the pilot helped to align the design objectives with those of the 
main study. The purpose of the pilot study was to present the innovation to the key informants, obtain 
their views on whether the innovation was usable and realistic, and identify how it could be improved 
to foster grassroots participation in voluntary housing delivery. In other words, the purpose of the 
pilot study was to “determine whether the intervention would work - to see if the beast will fly” 
(Fawcett et al., 1994, p. 36). A Delphi technique was used to allow “for successive revision and 
reconsideration in light of new information” that came through iterative communication between the 
researcher and the key informants (Ostrofsky, 1977 in Thomas, 1984, p. 169). In order to achieve the 
purpose of development, the following goals were set: 
i. To obtain the key informants’ views on the usability of the model in a natural setting;  
ii. To obtain the key informants’ views on whether the model was realistic or not; 
iii. To obtain the key informants’ views on how easy or difficult it would be to implement the 
model; 
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iv. To obtain the key informants’ views on the ability of the model to enhance a bottom-up 
participatory approach to foster a pro-poor urban housing delivery process; and  
v. To obtain the key informants’ views on aspects that could be improved on.  
Planning also entailed determining the scope of development. The scope of development is informed 
by the domain of design, “which is a function of the number of design problems and the number of 
components of the helping strategy open for design” (Thomas, 1984, p. 170). The approach was 
therefore exploratory in nature, as articulated in Chapter 5. The study focused on two domains: VHIs 
and to a lesser extent, the local government. Further research may give other domains more in-depth 
consideration. According to Thomas (1984, p. 170), depth is “defined by the extent of trial use”; in 
this case, it was limited to only a few key informants. The study also had to decide on the innovation 
delivery mode. Electronic communication via email was used to send the information on the 
innovation and obtain feedback from the key informants. A Delphi technique was deemed the best 
option (Rothmans & Thomas, 1994) as the key informants were far apart from each other and it was 
not possible to have all of them attending a focus group discussion due to work commitments.  
It can be noted that the design process overlapped with the development process. The researcher 
received some of the design iterations when he had begun the development process, and this made it 
possible to integrate the latest insights and suggestions into development. In the development of her 
intervention, Warria (2014, p. 70) observed that even though design and development (D&D) 
research steps were “outlined vertically, they merged and overlapped as the researcher responded to 
opportunities and challenges in the shifting context of applied research.” Through extensive reading, 
regular supervision and feedback from conference presentations, the researcher was able to complete 
the development process.  
The other important aspect in development concerns the setting where the trial will be conducted. 
Thomas (1984, p. 172) prescribes that the setting should be one in which there is “ready access to a 
sample… regular practice setting is one alternative.” As mentioned earlier, the study was not intended 
to conduct a pilot test in the natural housing delivery environment. Rather, the innovation was to be 
presented to key informants who are experts in housing practice and social development. As 
recommended by Rothmans and Tumblin (1994, p. 218), the trial was conducted through an 
alternative mode of piloting, i.e. electronically sending the information to key informants who were 
to comment on whether the innovation could be actualised in the natural housing delivery 
environment (Rothman & Tumblin, 1994; Thomas, 1984).  
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9.3. Operational preparation  
Rothman and Tumblin (1994), and Thomas (1984) stress that careful and diligent planning is required 
in order to achieve a successful development process. With complex innovations, Thomas (1984, pp. 
172-179) emphasises that consideration needs to be given to staff and skills requirements, need for 
supervision, project management and sampling. For this study, the researcher and key informants 
were the only staff involved in the development process. The key informants were selected because 
of their expertise in the field of housing and social development. Thus, they possessed the “typical 
attributes of the population that serve[s] the purpose of the study” (Strydom, 2011, p. 392). 
Furthermore, the key informants were familiar with the issues that the researcher sought to explore 
(Bryman, 2012; Ritchie et al., 2014, p. 113). The criteria were that they had to be experts in social 
development and housing and be in either practice or academia. As emphasised by Rothman and 
Tumblin (1994, p. 218), service users need to comment on whether the model “represented practice 
as reflected in their own experience.” Thus, the researcher ensured that three of the five key 
informants were drawn from practice. However, only three of the five participated in the iterative 
communication with the researcher. Of these three, two were in practice.  
The researcher met with these key informants at different stages of the study. He met the first one on 
20 February 2017 in Pretoria during a visit to a VHI that also participated in the study. He was a 
social housing manager in one of the institution’s projects. The researcher knew the second key 
informant since 2013 when he (the researcher) was studying towards his Master’s degree in housing. 
The informant worked in a VHI in Hillbrow as an urban management expert and represented the 
organisation in the CID partnership. The researcher’s first meeting with the informant was on 29 
March 2017, after interviewing the manager of the same organisation. He met with the third informant 
on 11 July 2017 in Cape Town. The informant was the founder of a VHI with housing projects in 
Gauteng and the Western Cape. The researcher met the fourth key informant, an Associate Professor 
in Social Work, on 21 March 2018 at a Social Work Conference in Kigali, Rwanda. The fifth 
informant was a social work academic at a South African university. He had a doctorate in Social 
Work and his research niche specialised in housing and social development. The key informants and 
the researcher may not have possessed all the requisite characteristics to contribute towards a 
successful development, but they brought “at least some of the [key] characteristics to the task” 
(Thomas, 1984, p. 174). Table 9.1 shows the profiles of the informants.  
After the initial contact was made with the key informants, email and telephonic communication was 
maintained, updating then on when they should expect the draft model and evaluation form. A consent 
form (Appendix R) for participating in the study was also sent to the key participants.  
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Table 9.1: Profile of the key participants  
Key 
informants 
Location Sector  Credentials  
1 Pretoria Housing practice Expert in social housing  
2 Johannesburg  Housing practice Expert in VHI and urban management 
3 Cape Town Housing practice Founder of a VHI and expert in social 
housing management  
4 Alice, Eastern Cape  Academia Expert in social work and social 
development 
5 Free State Academia 
 
Expert in social work and social 
development 
 
9.4. The evaluation form and how it was administered   
An evaluation form was used to obtain the key informants’ responses on different aspects of the 
model. The form (Appendix S) was emailed together with the draft model as well as the information 
sheet (Appendix Q).  This evaluation form consisted of 11 questions.  The questions were structured 
in a simple manner to be easily understood and to elicit appropriate responses. Swisher (1980, p. 159) 
stresses that evaluation questions need to be “clear and concise, appealing and pertinent”.   
The informants were requested to give either a ‘Yes, No, Unsure’ or ‘Very likely, Likely, Unlikely, 
Unsure’ response and indicate the selected response with an ‘X’ on a Likert scale. In addition, the 
evaluation form provided space under each question for any additional comments. Sending the draft 
model and the evaluation back and forth between the researcher and informants was done through 
emails and triangulated through telephonic conversations. In research, obtaining expert opinion in 
this fashion is referred to as a Delphi technique (Avella, 2016; Finch et al., 2014; Hsu & Stanford, 
2007). This technique is an extensively used research instrument, referring “to the iterative process 
of experts or non-experts who remain anonymous and do not directly communicate with each other, 
accompanied by statistical feedback for each item in successive rounds, with or without commenting” 
(Sackman, 1975). It proved to be flexible, simple and more cost-effective than the focus group 
discussion that had been proposed by the researcher.  
Finch et al. (2014, p. 214) indicate that the Delphi technique is useful in cases where it is “difficult 
to bring [participants] together physically (for example because of distance or time pressures), or 
where being together physically might constrain the open articulation of views.” This point is also 
supported by Swisher (1980, p. 159) who notes that this method is capable of collecting huge amounts 
of data from geographically spread participants. The other advantage of the Delphi technique is that 
it allows participants to respond in their own convenient time in the comfort of their work place or 
home (Strydom, 2013).  
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Before sending the evaluation form, the researcher piloted the evaluation form with one key 
informant. De Vaus (1993) explains that such prior tests are important in identifying any 
shortcomings which could be improved on in the main study, thus enhancing the credibility and 
trustworthiness of the innovation. From the pilot feedback, it was suggested that Question 8 be added 
(What aspects of the model you think are complex and make it difficult to use it?).   
9.5. Implementation  
The draft model, evaluation form and information sheet were emailed to all five key informants on 
14 September 2018. As mentioned earlier, the researcher had maintained both email and telephonic 
communication with the key informants, thus giving them regular progress updates. He requested the 
participants to return the first iteration by 28 September, thus giving them two weeks to go through 
the draft model and provide feedback. Key Informant 1 (see Table 9.1), who seemed very interested 
in the study, managed to return the completed evaluation form on the same day. This informant was 
at the time studying towards his doctoral degree in housing. By the end of the two-week deadline, the 
researcher had not received feedback from the other four informants. The researcher did anticipate 
late responses or even non-responses. In the pilot, the researcher also struggled to receive the 
evaluation form back on time. Avella (2016), Hsu and Sanford (2007), Finch et al. (2014) and Swisher 
(1980, p. 159) caution that one of the drawbacks of a Delphi technique is the “low response it may 
elicit.”  
By the time the second response was received from Key Informant 3 from Cape Town on 9 November 
2018, Key Informant 1 had already emailed the second iteration. The response from Key Informant 
5 was received on 25 November 2018 after several follow-ups via email and telephone. The responses 
from the three key informants contributed significantly to the development process “through the 
operation of multiple iterations [which were] problem-solving oriented [and offered] … opinions 
more insightfully” (Hsu & Sandford, 2007, p. 2). Some of the comments were detailed, offering 
insights into the complex nature of housing delivery in South Africa. However, others did not give 
comments to some of the questions on the form. Efforts to gain a response from Key Informants 2 
and 4 were fruitless as they later ignored the researcher’s telephonic calls and did not reply to emails 
either.  
To satisfy trustworthiness and rigour, the researcher structured the questionnaire using simple 
language to avoid ambiguity (Shenton, 2004). He emailed the draft model and the information sheet 
to assist the key informants to understand their role and respond meaningfully. The combination of 
email and telephonic communication with the key informants enhanced rapport and assisted to obtain 
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a high response from the other key informants. The non-response of two of the key informants was 
to some extent compensated for by the several iterations with the three others.  
Discussed next are the responses of the key informants and how some of them were integrated into 
the draft model. The responses address issues of objective capability, adequacy, ethical suitability 
and usability. According to Thomas (1984, pp. 97-110), these are factors that contribute towards a 
robust intervention.   
 Objective capability 
The ability of the innovation to “accomplish what it was intended for” (Thomas, 1984, p. 98) is 
referred to as ‘objective capability’ which is measured by its effectiveness and efficiency. Question 
6 in the evaluation form (Appendix S) was aimed at finding out how the key informants rated the 
model in terms of its effectiveness in integrating beneficiaries’ voices and promoting their 
participation. Two informants responded ‘Very likely’ while one indicated ‘Likely’. Key Informant 
3 commented that: 
“It is possible that this model could bring change.” 
Key Informant 1 who indicated that it was ‘Very likely’, also added a comment which emphasised a 
need for a collective effort amongst all the relevant parties. He observed that: 
“It is very likely to help us focus on our tenants again because we seem to just want their 
money only. As long as everyone is reminded continuously that this service is for the low-
income people and that they pay for the services and must get the best out of it. So, all of us 
need to work together and sing the same song.” 
Thomas (1984, p. 98) points out that “an efficient intervention is one that can be implemented without 
excessive effort or investment of time.” Housing delivery interventions and processes take time and 
require both human capital and financial resources. Thus, in difficult economic conditions, 
innovations that are efficient and effective are needed. Responding to Question 3 (Can this model 
be implemented with minimum resources?), the responses were ‘Yes’ (Key Informants 1 and 5) 
and ‘No’ (Key Informant 3). Key Informant 3 commented that: 
“More resources are needed to get this model implemented, workshops would be required 
across all municipalities, institutions and even at government level to emphasise that we 
have to go deeper in involving our beneficiaries.”  
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Key Informant 1 expressed a different view in his comment regarding the resources required. He 
stated that: 
“Minimum resources are required to implement this model because the local government 
should have systems in place to educate people about their role in development. Our 
institutions need no resources to also educate their beneficiaries. Where resources will be 
required is funding more institutions and monitoring them. Even in that, the resources 
cannot be compared to those wasted by RDP and corruption. The model is of greater good.”  
In the model, the researcher had to give examples of roles that each stakeholders would need to carry 
out in order to anticipate the resources that they would require.  In the model, the researcher also 
stressed the need for stakeholder workshops to spell out these roles and responsibilities, most of which 
are shared.  
 Adequacy of the intervention procedure  
In intervention research, the adequacy of the intervention procedure comprises four key aspects, 
namely, validity of the basis, completeness, specificity and behaviour guiding. These aspects ensure 
that the intervention is clear and can easily be implemented.  
Validity of the basis relates to the information sources that were consulted in designing the 
innovation. Using credible sources of information in the design process helps the innovation to be 
accepted by end users and be recommended for diffusion. Social work draws knowledge from diverse 
disciplines to holistically assess human problems and ensure inclusive delivery of social welfare 
services (Kirst-Ashman & Hull, 2018). The delivery of housing too, as a key social welfare service, 
is informed by law, engineering, finance and social sciences, to mention a few (Hohmann, 2013). The 
RDP lost its credibility, partly because it excluded pro-poor voices in the planning and 
implementation phases (Huchzermeyer, 2001; Noyoo & Sobantu, 2018; Sobantu et al., 2018) and 
ignored the experiences from other countries, for example, Chile (Gilbert, 2002). Question 4 asked: 
‘In your own view, do you think the information that was used to design this model was from 
credible and valid sources?’ All the three key informants ticked ‘Yes’. More insightful was the 
comment from Key Informant 1 who elaborated in his response below: 
 
“I like the fact that you brought lots of useful information into the model. For example, the 
principles taken from social work and linking housing and social policy and social 
development. Also, don’t forget to refer to the Integrated Housing Delivery Model which this 
model will contribute towards.” 
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As suggested by Key Informant 1, the model made reference to the Integrated Housing Delivery 
Model as well as to key policies such as the RDP and the White Paper for Housing. These references 
made the model and principles “more educational, interesting and relevant” (Key Informant 1).  
 
A successful innovation is one that is complete. In development, ‘completeness’ refers to the clarity 
of the model regarding the target population for whom the innovation is intended and under which 
conditions it is to be implemented, by whom and how (Thomas, 1984). Models and guidelines need 
to ensure co-ordinated effort between stakeholders. Currently, government is criticised for its 
contradictory policies which undermine synergy (Gilbert, 2002, p. 1916; Jenkins & Smith, 2001; 
Khan, 2003; McLean, 2006; Pithouse, 2009; Sobantu et al., 2019). The evaluation form had Question 
5 which read: ‘In your view, do you think it will be easy for institutions and municipalities to 
apply the model?’ This question also addressed the sustainability and social compatibility elements 
of the model, which are determined by effective partnerships. Key Informant 1 responded ‘Very 
likely’ while Key Informants 3 and 5 responded ‘Likely’. In addition, two key informants 
commented: 
 
“It should be possible to implement the model because it is clear that we have to work together 
with the municipality and the beneficiaries. Again, the systems are in place and also the model 
is clear on what it is focusing on. Its focus is our tenants.  The good thing is that the model 
makes us to revisit Batho Pele principles, Municipal Systems and the Constitution” (Key 
Informant 3). 
 
“The model can be implemented easily as it is clear. There will be need to a follow-up though 
from government to make sure that we all work together to have our beneficiaries on board 
every decision-making process. With time, private property sector can be invited to co-
operate” (Key Informant 5).  
 
The issue of government monitoring is central to ensure that institutions deliver housing programmes 
to the urban poor and charge the gazetted rates. The monitoring processes need to be conducted in 
tandem with educating the community and beneficiaries about their roles to enhance grassroots 
ownership of the process.  
 
The other criteria for assessing innovations is specificity which, according to Thomas (1984, p. 100), 
refers to the clear, explicit details of the innovation to allow practitioners to implement it and produce 
the desired outcome. This means that housing delivery innovations must be informed by knowledge, 
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traditions and practices in the housing discipline so that any practitioner in voluntary housing would 
be able to implement it with ease. Thomas (1984, p. 101) emphasises that the intervention needs to 
be “made consistent with what is known about the intervention domain.” Lack of completeness in 
interventions “raises analogous questions about the replicability and generalisability of the 
interventions” (Thomas, 1984, p. 100). To determine if the model was complete, the research included 
Question 2: ‘As an expert in voluntary housing delivery, is this model in line with the familiar 
practices known to the institutions?’ From the empirical component of this study, it emerged that 
VHI, by virtue of being registered with SHRA, had lost their identity as non-profit VHIs. Instead, 
they preferred to be referred to as SHIs. However, after establishing the linkages between SHIs and 
VHIs and their origins, key informants agreed that it would require a paradigm shift for institutions 
to embrace and rediscover the characteristics of VHIs. Their responses were as follows: 
 
“The model is well articulated and is grounded by the practice knowledge in the sector. It’s 
only that very few managers and institutions are aware of the sector in terms of voluntary 
housing and voluntary housing institutions. This is not good because in the process, we have 
lost a lot because we are depending on government subsidies. Thanks for that but it will need 
effort to convince institutions to define themselves as non-profit VHIs” (Key Informant 1).   
 
“The model and what it strives for is very familiar to the sector and to all managers. But 
emphasises that it is for rental housing. As it is, I think it tells all of us to work together and 
take the beneficiaries seriously as partners” (Key Informant 5).  
 
The responses also indicated that the model was correct and guided behaviour through the manner 
in which it was framed based on the disciplinary practices and “on what was known about” voluntary 
housing (Thomas, 1984, p. 100).  
 Usability  
Thomas (1984, p. 102) stresses that the usability of an innovation is as important as its objective 
capability and adequacy. An innovation that cannot be used is a wasted effort. In order to make the 
innovation more likely to be used, the researcher-practitioner needs to ask whether it is relevant, 
codified appropriately, simple, flexible, properly modularised, inexpensive, sustainable, socially and 
technically compatible.  
The innovation is relevant insofar as it seeks to address an existing problematic human condition that 
is persistent. According to Miller (1973) in Thomas (1984, p. 103), an innovation is “relevant if it can 
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contribute to the solution or the amelioration of personal or social problems that are of wide public 
concern”. The evaluation form included Question 6: ‘How likely do you think it is that the model 
will facilitate grassroots participation and help address the existing housing challenge?’ Key 
Informants 1 and 5 both responded ‘Likely’ while Key Informant 3 indicated that he was ‘Unsure’. 
He elaborated: 
“Since 1994, government has been promising to address the critical housing 
challenges the poor are facing. The country has resources and it’s disappointing 
that even with good policies, very less is being achieved because of government that 
lacks the political will. It’s government that will need to take this model seriously 
for it to work. Will government give more funding to us and fund more new ones? 
So, the model can be helpful but there is a lot that government needs to do” (Key 
Informant 3).  
The South African government has been criticised for its lack of political will in addressing the 
ongoing housing challenge in the country (Gilbert, 2002; Huchzermeyer, 2001; Pithouse, 2009). 
Noyoo (2003; 2015b) has also emphasised the need for government to exercise political will and be 
driven by an ideology that derives its meaning from meeting human needs.  
 
In terms of codification, all the three key informants indicated that the model would be easier to 
understand. However, one of them recommended that abbreviations should not be used, as not 
everyone was familiar with the terms used. Key Informant 5 remarked:  
“People who are not used to these terms may end up being less attracted and bored to 
continue with the model up to the end. We should not assume that everyone in the sector 
understands the terms. As for us we do understand the terms” (Key Informant 5).  
Related to codification, innovations need to be simple and easy to implement. At the same time, they 
need to be “intelligible to the extent that that we understand how and why it works” (Muller, 1973, 
p. 259 in Thomas, 1984, p. 103). The evaluation form contained three questions (Questions 1, 7 and 
8) that elicited responses on whether the intervention was simple or not. These were: ‘Are the terms 
defined adequately and useful in understanding the model?’; ‘Is the language used in the model 
easy to understand and use the model?’ and ‘What aspects of the model are complex and make 
it difficult to use it?’ To all the questions, the key informants were satisfied with the terms that were 
defined and indicated that the model was simple and easy to implement. Key Informant 5, however, 
commented that:  
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“The model is easier to use and nothing is complex about it because I’m familiar with the 
language and procedures. But bear in mind that the beneficiaries and community members 
need to understand it also.”  
The above recommendation from Key Informant 5 is in line with the study and the model’s bottom-
up approach to housing delivery for the urban poor. Innovations that are simple and intelligible are 
most likely to be flexible. The best innovations are dynamic and adaptable to the changing social and 
economic circumstances “without altering [their] fundamental character” (Thomas, 1984, p. 104). 
Question 9 asked: ‘In your own view, can the model be modified to suit current conditions and 
still achieve the same results?’ In their responses, two of the key informants indicated that it was 
“Likely’ that it could be modified and still yield a bottom-up participatory housing delivery process. 
Key Informant 3 pointed out that “training would be required and also, institutions should be open 
up for change.” Such an innovation demands a high level of commitment and flexibility from the 
beneficiaries to adopt and implement it (Fortune, 1999; Thomas, 1984).   
Modularisation is one other important factor to consider in design and development. Thomas (1984) 
and Warria (2014) stress that innovations need to be small enough to be understood and implemented. 
They must also be linked with other components of the intervention processes, policies and 
programmes. The key participants were satisfied with how the model “was informed by the 
Constitution, RDP and the Integrated Development Plan” (Key Informant 1). The integrated nature 
of the model was highly likely to improve its effectiveness and invariably, enhance the satisfaction 
of the clients (Thomas, 1984; Warria, 2014, p. 278).  
9.6. Development testing  
The model was further improved by integrating feedback from the development process. The essence 
of development testing is to ensure that the innovation is “systematically tested, revised and 
redesigned as necessary… [to] determine whether the innovation is adequate, and if not, to redesign 
the innovation appropriately” (Thomas, 1984, p. 182). No major revisions were required based on the 
feedback received from the key informants. See Appendix U for the revised model.  
9.7. Conclusion  
This chapter discussed the development phase, which followed on from the design phase. The chapter 
described how the draft model was developed and then evaluated against the qualities prescribed by 
Thomas (1984). More importantly, the chapter reported on how the pilot was implemented and 
presented the different responses from the key informants.  
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Development is a lengthy, laborious process that needs to be closely adhered to if a relevant, effective 
and an efficient innovation is to be produced. The researcher developed a plan of how to conduct the 
development process. Maintaining telephonic and email communication with the key informants 
proved to be very important in establishing rapport and influencing good response rates from them. 
Initially, five key informants from academia and practice had agreed to take part in a planned focus 
group discussion where the researcher intended to present the draft model and get feedback from the 
participants. Due to work, the informants’ commitments, the researcher, in consultation with the five 
key participants decided to present the innovation and get feedback through a Delphi technique. As 
agreed, the researcher emailed the innovation to the key informants, together with the evaluation 
form, the consent form and the information sheet that explained the purpose of the research and the 
development process. The purpose of this exercise was to obtain the key participants’ feedback on 
whether innovation would work, and which aspects would need to be improved on. The major 
highlight of the development phase was the late responses for some and non-response from other key 
informants. However, thanks to email and telephonic follow-ups, three informants provided iterative 
responses to the researcher.  
Overall, the key informants were satisfied with the draft model in terms of its feasibility, effectiveness 
and efficiency. What was evident was that they had experienced lack of political will from 
government in supporting some of the proposed innovations and programmes that were meant to 
address the housing challenge. Responses also emphasised the need for commitment from institutions 
to be flexible, dynamic and integrate new insights into their housing delivery processes. The feedback 
was (Appendix T) very useful in revising the draft model, which is presented in Appendix U. The 
next chapter summarises and concludes the thesis. 
 
 
 
 
215 
 
Chapter 10. Summary, Limitations, Conclusions and 
Recommendations 
 Introduction 
Across time and place, housing has always been a basic human need that is essential for the well-
being of individuals, families and communities and for them to realise their full human development 
potential. Housing shapes the economic and social relations of communities and hence contributes 
towards the viability and sustainability of social and economic progress. Because of the vital role it 
plays in human existence, housing has attracted a range of disciplines such as social work, law, 
psychology, engineering and community development into rethinking this role and broadening it to 
incorporate the concept of housing delivery. ‘Housing delivery’ as opposed to simply ‘housing’ 
connotes a deliberate, thoughtful and integrated process that transcends just ‘bricks and mortar’, but 
links housing with services and amenities to support families and communities. Hence, the subject of 
housing has been at the centre of social development and human rights, emphasising the principle of 
a rights-based participatory approach. To make their living experiences more meaningful, the urban 
poor need to define their housing and human settlements needs and exercise self-determination as a 
right, rather than being mere consumers of housing welfare services. This is the emphasis stemming 
from the social development approach, which emphasises the participation and empowerment of the 
urban poor in housing delivery.   
Since South Africa’s independence from apartheid in 1994, the country has made progress in terms 
of setting a social development agenda to guide its efforts to conjoin economic development with 
redistribution in order to promote social justice. Housing-specific policies were promulgated to speed 
up the process of dealing with quantitative backlogs, with some of these seeking to reconfigure 
apartheid urban spatiality. Almost 25 years into democracy, increased quantitative backlogs, deficits 
in quality, small sizes of units, inconvenient location and top-down delivery processes have become 
key defining features of the country’s housing delivery landscape. Numerous studies, and even 
government itself, acknowledge that part of the problem has been the absence of grassroots, and urban 
poor voices in determining the housing needs of the poor. In order to speed up redistribution, as 
articulated by Arku (2006), Carter and Polevychok (2004), Noyoo and Sobantu (2018) and Sobantu 
et al. (2019), housing delivery urgently needs to be implemented in a strategic manner that advances 
the aspirations of social policy and social development. This process, according to Noyoo (2015a, 
2015b) and Noyoo and Sobantu (2018), starts and ends with the urban poor.     
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This chapter firstly provides a summary of the study’s findings, in accordance with Thomas’s (1984) 
phases of intervention research which guided it. The limitations are then discussed, followed by the 
conclusion, which is also presented according to the phases of intervention research. 
Recommendations and concluding remarks are given at the end of the chapter.  
 Aims and objectives of the study  
The goal of the study was to develop a model to enhance voluntary housing delivery in a social 
development approach in South Africa. The study formulated four objectives in order to achieve its 
goal: 
i. Examine policies that relate to voluntary housing in South Africa;  
ii. Analyse the views and perceptions of housing policy makers, VHI managers and the 
beneficiaries of voluntary housing in the context of social development in South Africa; 
iii. Design a model for enhancing voluntary housing within a social development approach in 
South Africa, and  
iv. Develop a model for enhancing voluntary housing within a social development approach in 
South Africa.  
 Summary of key findings 
As stated in the first section of this chapter, the summary of the study was done in accordance with 
Thomas’s (1984) phases of intervention research.  By so doing, the summary will also be in line with 
the four objectives of the study.  
10.3.1. Analysis 
Analysis involved both a literature search and conducting an empirical study with the officials from 
NDoHS, managers and the beneficiaries of VHIs. Policies that inform voluntary housing delivery 
were also looked into, from an international and local level. This process responded to Objectives 1 
and 2.  
10.3.1.1. Literature search 
Throughout the study, the researcher sought to establish the existence of a “problematic human 
condition” (Thomas, 1984, p. 142) – in this case, housing, which demands urgent attention from all 
concerned stakeholders. Key findings show that the housing challenge in South Africa is a relic of 
colonial and apartheid policies of exclusion (Napier, 1993; Huchzermeyer, 2001; Gibson, 2009; 
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Pithouse, 2009; Noyoo & Sobantu, 2018; Sobantu et al., 2019). In its systematic review of literature, 
Chapter 2 established that between 1970 and 1984, the apartheid government instituted 14 
commissions to investigate the housing problems associated with blacks (Napier, 1993, p. 21). These 
commissions also failed to mitigate the plight of the black urban poor who existed in precarious and 
dehumanising conditions. The outcome of the 1990s housing policy negotiations arguably served to 
replicate the apartheid policy of fragmentation and exclusion. Because of the entrenched colonial and 
apartheid policies of different development and discrimination, South Africa inherited a housing 
deficit of 1.5 million houses in 1994, with more than 13 per cent of its population having resorted to 
informal settlements (RSA, 1994b; Tomlinson, 2015, p. 1). Still today, the RDP/BNG housing 
programme excludes the black urban poor from participating, settlements are fragmented and lack 
integration with services and the units are poor in quality and yet expensive to maintain.  
In terms of policy, the ANC government made efforts to address this housing crisis. The most 
prominent post-1994 policy intervention was the RDP policy, which, at its inception, was viewed not 
only as an ANC political manifesto but also as a social and economic policy focused on eradicating 
poverty and inequality (Noyoo, 2004; Patel, 2005, 2015). In the same year, the White Paper for 
Housing was promulgated, followed by the 1996 Constitution and the 1997 Housing Act, which also 
aimed to accumulate housing stock in integrated, sustainable and viable human settlements (RSA, 
1994b; RSA, 1996; RSA, 1997). The dominance of the RDP individual subsidy over other alternatives 
in building the housing stock was criticised for undermining the developmental approach to social 
welfare services, which stressed collaborative partnerships. This dominance also reduced the 
effectiveness of other strategies such as the IDP that was focused on organising local government 
partnerships to speed up service delivery. In order to address the bottlenecks that were identified in 
the RDP programme, government further came up with the 2004 BNG policy, which has been in 
place for almost 15 years. 
 
Despite all these efforts, however, the housing gap is now estimated at 2.1 million, poverty has 
continued to grow, pushing more urban poor households into informal settlements and backyard 
dwellings while some slide into living in the streets (Mar & Edmonds, 2010; Murray, 2008; Noyoo 
& Sobantu, 2018; Olufemi & Reeves, 2004; Tomlinson, 2015; Pithouse, 2009). Government has, over 
the years, acknowledged that housing demand outstrips supply and that the existing mechanisms not 
only exclude the poor but also yield inferior quality units (RSA, 2009a, 2014). The housing situation 
is far below the standards prescribed in international and domestic law such as the UNDHR, the 
ICSECR and the national Constitution. From these findings, it is clear that new participatory insights, 
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bottom-up deliberations and pro-poor innovations are urgently required to address the persistent low-
income housing challenge.  
 
10.3.1.2. Feasibility study  
Having provided evidence that South Africa is faced with a perpetual housing problem, the researcher 
assessed if the actual task of designing and developing an innovation was possible, and whether the 
model would be likely to be accepted and utilised in practice (Rothman & Thomas, 1994; Thomas, 
1984). Thomas (1984, p. 145) cautions that this type of assessment is important to ensure that 
“development [does] not entail wasted effort and resources.” The study found out that the design and 
development was worth pursuing because of the extent of housing delivery-related protests in the 
country (Msindo, 2017; Mukhuthu, 2015). The protests are indicative of a deep-rooted, low-cost 
housing challenge that urgently demands new insights and innovative ideas.  
The study observed that even government acknowledged that it was battling to house the urban poor, 
as evidenced by the growing housing shortfall (RSA, 2004, 2009a, 2014). From a social development 
framework, any housing delivery endeavour that is social investment-oriented is worth undertaking 
(Lombard, 2011; Midgley & Conley, 2010; Noyoo, 2015a). To successfully embark on this task, the 
researcher consulted with his supervisor and colleagues and read widely about intervention research. 
He also shared the design and the study at conferences from which he received feedback and support. 
The publication of some of his articles and a book chapter on voluntary housing is indicative of his 
ability to glean the innovative insights that VHIs bring into the housing delivery landscape.  
10.3.1.3. An empirical study  
In this phase, semi-structured interviews were conducted involving NDoHS government officials and 
VHI managers and focus group discussion with the beneficiaries, in line with the first two objectives. 
From the empirical data, it was found that government was aware and concerned about the ongoing 
housing challenge affecting the urban poor in South Africa. While they labelled the problem a relic 
of colonial and apartheid policies, the officials also acknowledged that the post-1994 government had 
been criticised for ignoring other partners from the housing delivery equation and prioritised the 
individual subsidy programme. Furthermore, the findings showed that even the BNG had failed to 
yield any perceptible, bottom-up and participatory outcomes. While officials were aware of the 
potential of VHIs to contribute to the wellbeing of the urban poor, it was clear that the number of 
these institutions was too few and support for the sector was minimal and not co-ordinated. There 
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was consensus that government urgently needed to boost housing partnerships and stimulate the non-
profit voluntary sector in order to address the existing challenge effectively. 
In line with literature, managers pointed out that their VHIs had been formed to help bridge “the 
[housing delivery] gaps left by government” (Ranchod, 2007, p. 21). It emerged that while both 
officials and managers emphasised the independence of SHRA-registered VHIs, in reality, the latter 
had become more dependent on government subsidies for funding. In the long term, the VHIs had 
lost not only their autonomy, but also their founding values, their ability to innovate, their financial 
self-sustenance and their ability to generate social capital. Their values of mutuality, solidarity and 
reciprocity were also lost in the process (Noyoo, 2015a; Patel & Wilson, 2004). This is one of the key 
findings of this study, which is evidenced by the reality that almost all non-profit VHIs identify 
themselves, only as SHIs and not as non-profit voluntary organisations. Because of this reality, most 
of the VHIs are struggling to address funding challenges, and are simply expecting ‘hand-outs’ from 
government. In the event of government withdrawing or reducing their financial support, the affected 
institutions would be likely to suffer from rental boycotts, vandalism and crime because they fail to 
maintain their units.    
The data also showed that housing is considered as the backbone of social and economic relations of 
families. There was consensus from all the participants that housing was the marker of family and 
community progress and a measure of government’s commitment to its citizens. Echoing Cohen et 
al. (2004), Kellet and Moore (2003) and Jones and Teixeira (2015) and Sobantu et al. (2019), the 
beneficiaries pointed out that housing had promoted their dignity and self-esteem by providing them 
with safety, security, stability and privacy. They were also able to exercise self-determination in their 
voluntary housing units. For the beneficiaries, VHIs had enhanced their access to housing, which was 
suitable for providing shelter and promoted their homemaking activities (Kellet & Moore, 2003). 
Furthermore, data indicated that VHIs provided quality housing in well-located, safe and secure 
settlements. It also emerged from the study that managers and beneficiaries appreciated the role that 
was played by partnerships, especially the CID.  
Findings from the study revealed that CIDs contributed towards fighting crime and maintaining the 
physical environment, which attracted economic and social investment. Based on the gender and race 
ratios of the participants of the focus groups, the findings showed that VHIs catered mostly for female 
single parents and black low-income urban poor. This was in line with literature, which indicates that 
most women occupy low-paying jobs and hence can only afford subsidised services (Raniga & 
Ngcobo, 2014), if not resorting to informal settlements or backyard shacks (Sobantu et al., 2018). 
This concurs with the stance of Todes et al. (2009) and Mulroy (1988) who argue that the provision 
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of housing delivery and other social welfare services needs to be conducted through a social 
development perspective which is gender-aware. Voluntary housing is known to consider women, 
especially single parents.  
However, the study established that non-profit organisations also faced numerous challenges. 
Officials and managers cited financial constraints, cases of rental defaults and rental boycotts, lack 
of innovation among some VHIs which caused stagnation in the sector. As a consequence, officials 
and managers relayed that some VHIs were faced with serious maintenance deficits. For the 
beneficiaries, traffic and noise (from human beings and vehicles), unfair unit allocation procedures, 
pests and rodents and lack of infrastructure maintenance posed major challenges. Contrary to 
expectations that the beneficiaries would be involved in addressing these challenges, the study found 
that their participation was low, and where it did exist, it was unco-ordinated and therefore ineffective. 
In some VHIs, managers’ misunderstanding of the meaning and the relevance of beneficiary 
participation further hampered the involvement of beneficiaries.   
In summary, both the literature review as well as findings of the empirical component of the study 
highlight how South Africa’s housing progress is deficient, both in quantitative aspects, but more 
disturbingly, in qualitative aspects such as quality, size and participation. Therefore, bold steps are 
required by all stakeholders to consider other participatory housing delivery pathways and pursue 
these in a deliberate and co-ordinated manner. Hence, this study concluded that, indeed a social 
development-oriented innovation was required to clearly shift the focus towards serving the interests 
of the urban poor beneficiaries.   
10.3.2. Design  
Designing the innovation required much diligence, hard work and flexibility from the researcher. 
Because housing policy and implementation involves interdisciplinary and multidisciplinary 
processes, the researcher engaged widely with international and local literature. The design aimed at 
converting “existing [multidisciplinary] knowledge into applications” and “solve [housing] 
problems” (Thomas, 1984, p. 151). The purpose of the design was thus to create a housing delivery 
environment that values the beneficiaries and their views, as this type of approach would lead to safe 
and cohesive human settlements that are socially, technically and economically sustainable 
(Cannuscio et al., 2003, p. 395; Hertzel & Szymanski, 1981; Krishna, 2003; Malpass, 2000; Noyoo 
& Sobantu, 2018; Purkis, 2010).   
 
The design process targeted the VHIs and, to an extent, local government. This is because it was 
concluded that the lack of grassroots voices and participation was the most cited challenge from which 
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many other challenges emanated. VHIs are more flexible in incorporating grassroots voices and 
participation can best be mobilised within local government and non-profit organisations. The other 
domains that include national government and greater focus on local government could be pursued 
in further research.  
 
It was also determined in the design process that the model would have to promote the involvement 
of beneficiaries, even in governance issues, and facilitate collaborative partnerships in voluntary 
housing. As already stated, the design process blended knowledge from social policy, social 
development and the researcher’s social work practice and experience gained from voluntary housing 
research. Instead of bringing something entirely new, the researcher opted to “modif[y]… an existing 
tool” (Thomas, 1984, p. 112). This tool was improved by emphasising collaborative partnerships and 
insisting that all delivery processes be guided by a social development framework. After the initial 
design process, the innovation was presented to the end-users through a focus group discussion and 
a Delphi technique (one after the other). The feedback indicated that the innovation was useful and 
would be welcomed as an alternative in practice. Both the model and the accompanying principles 
were further presented to key informants in the development phase.  
 
10.3.3. Development   
Development refers to the “process by which an innovation [is] implemented and used on a trial basis, 
tested for its adequacy, and refined and redesigned as necessary” (Thomas, 1984, p. 169). This phase 
refined the draft model that was produced by the design process. Instead of piloting the innovation in 
the natural voluntary housing delivery landscape (Whittaker, Tracy, Overstreet, Mooradin & Kapp, 
1994, p. 217), the researcher presented the intervention to key informants through a Delphi technique. 
The feedback was used to refine the model.  
The essence of the process was “to determine whether the intervention [would] work – to see if the 
beast would fly” (Fawcett et al., 1994, p. 36). The key informants were experts from the fields of 
voluntary housing and social development; some were in practice while one was in academia. The 
model, together with the evaluation form, was sent electronically to the key informants. Using the 
evaluation form, the respondents commented on the objective capability, adequacy and usability of 
the innovation. Through this process, the model was “systematically tested, revised and redesigned 
as necessary” (Thomas, 1984, p. 182).  
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 Limitations of the study  
The researcher referred to the housing non-profits as VHIs. While this reference conscientised the 
officials and managers about the origins of their institutions and their untapped strengths and 
competencies, a few were unaware of this phrase while others thought it referred to informal and 
primitive organisations. This meant that the researcher had to dedicate the first few minutes of the 
interview to explain the origins of VHIs and how their institutions contributed towards voluntary 
housing.  
Another limitation was in sampling. The study purposively chose just a few VHIs that could 
contribute rich data about their role and experience in voluntary housing. The findings can therefore 
not be generalised to all the VHIs in the country. Nonetheless, the thick descriptions of the findings 
contributed towards transferability (Shenton, 2004, p. 70). In terms of gender, the number of women 
who took part in the focus group discussions was twice that of men. This was a limitation because 
data collected reflects largely the voices of women. Men’s voices are important too, in developing 
housing innovations because men perpetrate most gender-based violence and abuse against children. 
They need to be part of the solution. One institution in Cape Town pulled out of the study and reasons 
are still not known by the researcher why the institution decided not to participate. Thus, the study 
lost an opportunity to get vital data about this institution, which is known to be one of the three 
organisations that follow good practices in Cape Town.  
The study also did not pilot/test the research tools for the NDoHS officials and the key informants. 
However, he consulted with his supervisor on the interview schedules and anticipated challenges that 
he was likely to encounter. Also, the non-attendance of other managers at an arranged focus group in 
Cape Town meant that the researcher lost an opportunity to gain feedback from all the managers, 
meeting in one place in a facilitated group process (Greef, 2013, p. 341; Finch et al., 2014, p. 212). 
However, this was countered by a Delphi method to collect their feedback. Choosing a Delphi 
technique is also reflective of selection bias insofar as only individuals with internet and emails could 
review the model, give feedback and rate the innovation.  
 Conclusions of the study  
This section discusses the conclusions that emanated from this study. These are given in accordance 
with Thomas’s (1984) phases of intervention research that also are in line with the objectives of the 
study. These phases are Analysis, Design and Development.   
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10.5.1. Analysis  
This phase concluded that, despite much progress, implementation still lacked pro-poor commitment. 
Nationwide, the housing delivery progress falls far below international and local standards. The 
dominance of one delivery avenue over other alternatives continues to undermine the developmental 
approach to social welfare and impinge on the development of housing-based partnerships. This has 
led to a technical and quantitative-driven RDP delivery process which lacked a pro-urban poor focus. 
Furthermore, the majority of the beneficiaries of the RDP have complained that their units are of poor 
quality and will not survive for use by their children. The settlements are fragmented, isolated and 
poorly resourced. Both literature and the empirical data revealed that even government acknowledged 
that it was struggling to address the challenge of low-income housing.  
Among other initiatives in the country, some SHIs remain the biggest, formal and organised non-
profit voluntary effort in South Africa. They are known to have turned hostels into quality family 
units and provide conveniently located housing for the urban poor. They are also known to engender 
grassroots participation and, in the process, generate social capital which is a factor that contributes 
towards safe, inclusive and integrated settlements. Given these challenges that exist in the country, 
the study concluded that voluntary housing needs to be vigorously pursued because of its potential to 
provide centrally located housing that is close to services and amenities. 
10.5.2. Design  
The design process involved considerable effort on the part of the researcher who had to blend 
interdisciplinary and multidisciplinary knowledge. Knowledge of local government, social 
development, social policy and voluntary housing was converted into an intervention that prioritises 
the urban poor in housing delivery processes. Based on the premise that beneficiary participation 
plays an essential role in enhancing the housing and human settlement experiences of the urban poor, 
the design sought to foster a bottom-up, participatory approach to housing delivery. This design 
challenges the notion that processes involved in VHIs are too complex for the beneficiaries to 
comprehend and participate in governance in a meaningful manner. On the contrary, the innovation 
is informed by the reality that beneficiaries have expert knowledge and ideas of what constitutes their 
housing needs and they are more prepared to pay for services that satisfy the housing requirements 
of their families. Therefore, VHIs need to view beneficiaries as co-partners in housing delivery in 
order to remain relevant and sustainable.   
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 Development  
The researcher also exercised considerable flexibility in developing the model, especially in 
responding to the low attendance of a planned focus group discussion. Due to the importance of the 
service users’ contribution to development, the researcher used a Delphi technique to obtain feedback 
and evaluation from all the participants, even those who had failed to attend the focus group. The 
researcher was able to refine the innovation based on this feedback from key informants in practice 
and academia. Overall, the model was well received, as this was reflected on the evaluation feedback 
forms. Also, the use of emails and telephone calls to follow-up on key informants enhanced the 
response rate.   
10.6. Recommendations 
The next section makes recommendations for housing and social policy, social research and practice 
for voluntary housing institutions and for future research in this area.  
10.6.1. Housing and social policy  
The study reiterates the argument advanced by Arku (2006), Carter and Polevychok (2004), Charlton 
(2013) and Jenkins and Smith (2001), that planning and implementation of housing delivery should 
not be separated from economic strategies and the broad agenda of development. This is in line with 
Myrdal (1984) in Mkandawire (2004, p. 2), who in the 1930s, argued that governments need to stop 
regarding expenditure in services such as housing as “merely public consumption, but should view 
such expenditure as an important element of development,” In the same vein, the study recommends 
that housing be seriously viewed as an integral component of social policy that mutually reinforces 
the social policy agenda. If the post-apartheid government needs to be taken seriously in promoting 
human rights, broadening participatory democracy and building stable and healthy families and 
communities, it needs to find ways of speeding up its pro-poor housing delivery efforts. This is 
because homelessness and inadequate housing are a recipe for broken families, a retarded economy 
and social instability. The numerous benefits of this social investment (housing) mutually advance 
efforts of promoting security and safety, especially for women, and enhance stability, education and 
health. When tabling plans to fight domestic and gender-based violence, HIV and abuse against 
children, older persons and people with disabilities, housing should occupy centre stage in these 
endeavours.  
Abrahams et al. (2006), Carter and Polevychok (2004), Gandhi (1987), Gordon et al. (1980), Paglione 
(2006), Radloff (2016) and Woollet and Thompson (2016) have established a strong correlation 
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between crime, illness, prevalence of HIV/AIDS in women, domestic and gender-based violence and 
poor housing. Thus, plans to address violence against women need to be informed by an 
understanding of the role of housing in society. This is because families (Mwansa et al., 2015) and 
housing (Hohman, 2013) shape all social and economic relations. Social workers need to know how 
housing and community relations can be managed to avert concerns of “women [being] afraid to walk 
in their neighbourhoods at night… and the fear of rape [that] keeps women off the streets at night” 
(Gordon et al., 1980, pp. 145-145). This means that social relations in housing and human settlements 
need to be re-engineered in a manner that, once again, generates social capital, mutuality and 
reciprocity in order to fight crime, domestic violence, gender-based violence and abuse directed 
against older persons and people with disabilities.  
The study recommends further that the country needs to focus on housing delivery as a means of 
fighting poverty while also growing the economy and contributing towards redistribution and nation 
building. Building houses also needs to be linked to training and skills development. While the actual 
construction may usually be viewed as a cost to the fiscus, government and financial institutions need 
to also consider the upstream and the downstream industries that develop from the process, creating 
jobs and boosting the economy. Hence the recommendation that housing construction, especially in 
a fragmented South Africa, be employed to achieve spatial justice through targeting poor areas where 
economic activity is low (Arku, 2006). In the immediate to long-term, such infrastructure 
development will alter the social and economic outlook of these areas. Hence, housing policy 
planning should take “place at the table with education and health care when spending priorities are 
discussed” (Carter & Polevychok, 2004, p. vi).  
10.6.2. Social work research and practice  
Social work prides itself in its skills of addressing the micro, mezzo and macro challenges that 
undermine people’s wellbeing (Bozalek & Lambert, 2008; Ferguson & Lavalette, 2006; Mwansa et 
al., 2015, p. 202). Yet, as Shaw, Lambert and Clapham (1998) opine, social workers’ understanding 
of housing and its ability to enhance individual, family and community wellbeing is very shallow. If 
social work and social workers are serious about promoting the safety, security and stability of 
families, they need to challenge their understanding of the housing and human settlements 
environment of their clients. For instance, to be effective in foster care and family reunification 
services, social workers need to take an interest in understanding housing and human settlement 
conditions that lead to abuse and violence against children. Because of the lack of primacy of housing 
amongst social workers (Shaw et al., 1998), the study strongly recommends that “housing research 
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and education be strengthened to highlight the benefits of housing” (Carter & Polevychok, 2004, p. 
vi).   
 
Secondly, social work is known as a “profession [that is committed] to change” (Fraser, 2004b, p. 
21). Yet, as Shaw et al. (1998) point out, social workers have very limited engagement with housing 
and its role in influencing both social and economic relations and as a potential asset to stimulate 
development. As also observed by O’Brien and Mazibuko (1998, p. 136), social workers need to be 
relevant and respond to the challenges faced by the urban poor that include housing and “street 
children, pavement people and squatters, and social problems which social workers can no longer 
avoid.” Hohman (2013) argues that housing forms the basis of all social relations. If social workers 
are committed to dismantling various political, economic and social traditions that perpetuate poverty, 
violence, racism and discrimination, in South Africa, they need have to understand the role of 
housing. In the same way, the study challenges the longstanding traditions that discriminate against 
the urban poor in planning, implementation and governance. In the main, social work needs to be 
more assertive in confronting structural challenges that perpetuate oppression against vulnerable 
groups. In education, practice and research, social work  needs to emphasise empowerment and 
participatory strategies that “enable people to take control of their lives by sharing power and working 
towards egalitarian [social relations]” (Dominelli, 2006, p. 45 in Mantle & Backwith, 2010, p. 2384). 
As opposed to individualistic empowerment strategies, against rising poverty and the poorly 
performing economy, social work education, practice and research should stress the need to 
strengthen partnerships and collectivist initiatives to address poverty, “hopelessness, powerlessness, 
humiliation and marginalisation” (Narayan, 2000, p. 32 in Mantle & Backwith, 2010, p. 2386).  
10.6.3. Voluntary housing institutions  
With the unstable global economic climate, the South African economy and fiscus are highly likely 
to continue suffering from challenges in financing social welfare service delivery. Therefore, a need 
arises for strengthened pluralistic efforts, specifically to bridge the housing delivery gap. VHIs are 
challenged to reconsider the sector’s foundational ideology and strive to regain their traditional 
competencies such as fundraising, to secure multiple streams of financial support. This 
recommendation is based on the finding that most VHIs have distanced themselves from pro-poor 
and bottom-up practices and building a caring environment. Constrained by meagre financial 
resources, many non-profit VHIs have instead preferred to be identified only as SHIs, a situation that 
has crippled their innovation and independence. In order to provide a truly a participatory and an 
empowering environment, VHIs need to fundraise and be innovative in securing other sources of 
income (as far as policy allows) to remain sustainable and viable enterprises.  
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In line with the model, this study recommends that VHIs embrace beneficiary participation in order 
to create social capital and a sense of ownership of the human settlement environment amongst 
beneficiaries. Invariably, this will also promote transparency and trust for beneficiaries to pay their 
rentals and take care of their housing environment. This requires professional management that will 
understand the social and economic business sense of running VHIs. A type of management that 
comprehends the economic and social reasons of educating the beneficiaries about their roles and 
responsibilities is key to the viability and sustenance of VHIs. Lastly, it is highly recommended that 
VHIs invest in research and develop social and technical technologies that could improve the quality 
of their infrastructure and enhance the social relations in their settlements. Figure 10.1 below is a 
diagrammatic representation of the model which is aimed at enhancing coordinated effort between 
stakeholders that are involved in voluntary housing. The rationale and the principles underpinning 
the model are detailed in Appendix U.  
 
Figure 10.1: The voluntary housing delivery model 
10.6.4. Future research  
It is recommended that future research look at the last three phases of Thomas’s intervention research. 
These are evaluation, diffusion and adoption. This is because this study looked at the first three, which 
are analysis, design and development. Secondly, the study recommends to strengthen housing 
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research “to provide critical analysis, evaluation and research that leads to strong policy 
development” (Carter & Polevychok, 2004, p. vi).  
 
 Concluding remarks  
Housing is an essential welfare and social development service that promotes access to other services 
such as water, electricity and sanitation. Families that have access to housing are more likely to be 
stable, secure and safe than those who are in informal settlements. Every family deserves to live in 
dignified housing and in human settlements that foster the physical and emotional development of 
their children in accordance with the country’s Constitution. Not only is housing in its physical 
structure important, but the social relations that form between beneficiaries and their VHIs and 
landlords are key in determining the quality of life in human settlements. The urban poor demand to 
have their voices taken seriously in informing decisions on their human settlements. This is in line 
with the participatory democracy as espoused in the Bill of Rights and the Constitution of South 
Africa. Housing needs to be regarded as an integral component of social policy and social 
development be given the same priority accorded to education, health and other services. Children 
from stable and secure housing are more likely to perform better at school and adults whose children 
are well housed will be more productive in their jobs. It is the responsibility of government in all its 
tiers, financial institutions, businesses, the voluntary sector to work collaboratively in providing 
adequate housing for the urban poor. In the words of Lombard (2011, p. 535), housing is an 
investment that guarantees the “future functioning” of families and the economy.  
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APPENDIX C 
PARTICIPANT INFORMATION SHEET FOR THE NDOHS OFFICIALS 
 
Dear research participant 
 
Good day, I am Mzwandile Sobantu, a PhD student at the University of Johannesburg, Department 
of Social Work. I am kindly requesting permission to collect data for my research through an 
interview with you as a senior official from the National Department of and Human Settlements 
(NDoHS).  
 
The aim of the study is to develop a model that would enhance voluntary housing delivery in South 
Africa. The Department of Human Settlements is a key player in housing delivery through policy 
making and ensuring the implementation of these policies. It is expected that this interview will shed 
light on the role of government in voluntary housing and the nature of the relationship the government 
with voluntary housing institutions.  
 
Your views will be important in developing a model that would enhance voluntary housing and make 
human settlements more liveable and sustainable. The model will be useful to government, non-profit 
voluntary housing organisations and academia. Once the research has been completed, the thesis with 
the model will be available in the libraries and will also be disseminated to government and voluntary 
housing institutions.  
 
Kindly note that your participation is entirely voluntary and there is no material benefit for taking 
part in the study. You may withdraw from the study at any time and may not answer questions that 
may be uncomfortable to you. The interviews will be recorded electronically using a laptop and no-
one except my supervisor will have access to the information on the audio recordings. The researcher 
will keep the audio recording in his laptop which is accessible through a password, only known to 
him. The transcribed data and the audios will be kept for five years before destroying the transcripts 
by shredding. Instead of your real name, a pseudo name will be used to identify you and your contact 
details will not be shared with anyone. If you agree to take part in the study, you will be requested 
sign a consent form for taking part in the study and for giving permission for the interview be audio-
recorded.  
 
Please feel free to ask any questions regarding the study. I shall answer them to the best of my ability. 
I may be contacted on 0733382561 and/or msobantu@uj.ac.za and my supervisor, Prof Noyoo is 
reachable on 0216503485 and/or ndangwa.noyoo@uct.ac.za.  
 
 
Thank you for taking your time to consider participating in the study 
 
Yours faithfully 
 
 
Mzwandile Sobantu (PhD student) 
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APPENDIX D 
CONSENT FORM FOR NDoHS 
 
 
I, ……………………………………………..consent to participate in the study on voluntary 
housing. The researcher has explained to me the purpose of the study as well as my role in the process. 
I do understand that my participation in the study is voluntary and I have not been coerced to take 
part. It has been explained to me that I may withdraw my participation at any time with not 
consequences against such a decision. I also understand that my identifying details will remain 
confidential and it will not be included in any writing that will emanate from this study.  
 
I also do/do not give consent for the interview to be recorded  
 
Name of Participant: ……………    Name of researcher:  ………… 
Signature:   ……………  Signature:   …………  
Date:    ……………… Signature:   …………. 
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APPENDIX E 
INTERVIEW SCHEDULE (NDoHS OFFICIALS) 
 
Participant’s profile 
Pseudonym: …………………………………… 
Gender: …………………… Provincial Department: ......................... 
Position: ………………….  Number of years in position: …………. 
 
 
Theme 1: Introduction, building rapport  
1a. Good day, would you please share with me on how it has been working for the department? 
 
Theme 2: Objective 1: Housing policy that relate to voluntary housing in South Africa  
1) To start with, may you kindly shed light on the housing backlog in South Africa. 
2) Kindly give some background history of South Africa’s housing policy.  
3) May you also shed light on the background of voluntary housing policy in South Africa.  
4) What gaps were there, if any that the policy intended to cater for? 
5) In your own view, how has the policy contributed to closing the housing gap and broadly to 
housing delivery in the country? 
6) How can the policy be strengthened to make it more effective, in your own view? 
7) What challenges do you think exist in voluntary housing policy in South Africa? 
 
Theme 3: Objective 2: Analysing the views and perceptions of NDoHS/policy makers in the 
context of social development in South Africa.  
1) May you kindly explain what you understand by social development as the country’s 
development agenda. Explore the understanding between social and economic development. 
2) How has housing policy transformed to embrace social development in South Africa? 
3) In this transformation, have VHIs been part of the process and how? 
4) In your own view, why is housing delivery, especially voluntary efforts crucial to social 
development?  
5) In what ways does voluntary housing relate with social housing? 
5) In what ways may social housing be different from other housing alternatives? 
5) Which stakeholders do you partner with in voluntary housing? 
6) Why is it important for the department to partner with these stakeholders in voluntary housing 
delivery? 
7) What other benefits accrue to the beneficiaries when they have access to voluntary housing? 
8) What considerations are there for children in voluntary housing initiatives?  
9) What considerations are there for women in voluntary housing initiatives?  
10) In your own view, in what way/s is voluntary housing suitable for families?  
11) What considerations are there for families in voluntary housing initiatives?  
12) How does the department ensure that there is participatory governance system in voluntary 
housing? 
13) May you please explain how government ensure compliance by the VHIs in terms allocating 
beneficiaries based on their affordability to pay for the rentals? 
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Theme 4: Objective 3: Designing/Developing a model   
1) What are the most important aspects that a model to enhance voluntary housing should comprise 
of? 
2) What are the existing mechanisms and/or models that are meant to enhance voluntary housing in 
South Africa? Explore: Are these: 
I. Effective? 
II. Accessible by the VHIs? 
III. Clear and understandable? 
3) What are the best practice VHIs in South Africa? Explore: How do they respond to; 
I. Accessibility? 
II. Gender? 
III. Participation?  
IV. Empowerment?  
V. Partnership/collaboration? 
 
Is there anything else that you would like to tell me?  
 
Thank you very much for answering the questions and they will help greatly in developing a model 
to enhance voluntary housing in South Africa.  
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APPENDIX F 
APPROVAL FROM A VHI 
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APPENDIX G 
PARTICIPANT INFORMATION SHEET FOR THE VHI MANAGERS 
 
Dear research participant  
Good day, I am Mzwandile Sobantu, a PhD student at the University of Johannesburg, Department 
of Social Work. I am kindly requesting permission to collect data for my research through an 
interview with you as managers of voluntary housing institutions.   
The aim of the study is to develop a model to enhance voluntary housing delivery in South Africa. 
Voluntary housing institutions play a vital role in reducing the housing gap and also in delivering 
quality units to the low-income urban households. It is expected that this interview will shed light on 
the emergence of the institutions and their role as well as their social development potential in housing 
delivery. The interview also seeks to establish the challenges facing the sector and elicit your views 
on how these can be addressed.   
Your views will be important in developing a model that would enhance voluntary housing and make 
human settlements more liveable and sustainable. The model will be useful to government, voluntary 
housing organisations, social housing and academia. Once the research has been completed, the thesis 
with the model will be available in the libraries and will also be disseminated to government and 
voluntary housing institutions.  
Kindly note that your participation is entirely voluntary and there is no material benefit for taking 
part in the study. You may withdraw from the study at any time and may not answer questions that 
may be uncomfortable to you. The interviews will be recorded electronically using a laptop and no-
one except my supervisor will have access to the information on the audio recordings. The researcher 
will keep the audio recording in his laptop which is accessible through a password, only known to 
him. The transcribed data and the audios will be kept for five years before destroying the transcripts 
by shredding. Instead of your real name, a pseudo name will be used to identify you and your contact 
details will not be shared with anyone. If you agree to take part in the study, you will be requested 
sign a consent form for taking part in the study and for giving permission for the interview be audio-
recorded.  
Please feel free to ask any questions regarding the study. I shall answer them to the best of my ability. 
I may be contacted on 0733382561 and/or msobantu@uj.ac.za and my supervisor, Prof Noyoo is 
reachable on 0216503485 and/or ndangwa.noyoo@uct.ac.za.  
Thank you for taking your time to consider participating in the study 
Yours faithfully 
 
Mzwandile Sobantu (PhD student) 
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APPENDIX H  
CONSENT FORM FOR THE VHI MANAGERS 
 
I, ……………………………………………..consent to participate in the study on voluntary 
housing. The researcher has explained to me the purpose of the study as well as my role in the process. 
I do understand that my participation in the study is voluntary and I have not been coerced to take 
part. It has been explained to me that I may withdraw may participation at any time with not 
consequences against such a decision. I also understand that my identifying details will remain 
confidential and it will not be included in any writing that will emanate from this study.  
 
I also do/do not give consent for the interview to be recorded  
 
Name of Participant: ……………    Name of researcher:  ………… 
Signature:   ……………  Signature:   ………… 
Date:    ……………… Signature:   …………. 
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APPENDIX I  
INTERVIEW SCHEDULE FOR THE VHI MANAGERS 
 
Participant’s profile 
Pseudnoym: …………………………………… 
Gender: …………………… Name of the VHI: ……………………………….. 
Position: ………………….  Number of years in position: ………………… 
 
Theme 1: Introduction and building rapport 
1) Good day, would you like to share with me how has it been working for your organisation? 
 
Theme 1: Background of the VHI 
1) May you share how your organisation emerged as an institution. 
2) What gap/s were there in housing delivery when the organisation came up? 
3) May you take me through on the roles of your organisation. Explore its unique characteristics 
and business operandi.    
4) In your own view, how do you think your organisation has contributed to reducing the housing 
gap in the country? Explore: Has it been; 
I. Effective? if so, in what areas? 
II. What strategies it employs to enhance its performance 
III. The challenges it has had in its business?  
 
Theme 3: Objective 1: Analysis of the policies that relate to social housing  
1) What government policies guide you in your voluntary housing delivery? Explore: What are the 
implications of these policies and was the SH sector involved in formulating these policies?  
2) In your own view, how do these enhance and support voluntary housing in South Africa? 
Explore: In what ways the policies enhance voluntary housing in South Africa.  
3) In what ways can these policies be improved? Explore the gaps existing in these policies.  
 
Theme 3: Objective 2: Analyse the views of SHI managers of in the context of social 
development in South Africa.  
1) May you please share your views on the importance of voluntary housing to the beneficiaries? 
2) In what ways is your SHI different from other housing alternatives? Explore:  
a. In terms of unit sizes 
b. Quality of housing units  
c. Considerations for gender  
d. Locational issues 
e. Safety for children, people with disabilities, women and the elderly 
f. Empowerment of beneficiaries  
g. Governance and participation of the beneficiaries  
h. Ownership of the settlement space 
i. Selection criteria 
 
3) Which stakeholders do you partner with in your VHI? Explore: Are there any 
agreements/MOUs, agreed processes of engagements, models of partnership? 
4) Is there any information you would like to share with me? 
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Theme 4: Objective 3 & 4 Design and develop a model  
1) What are the processes/strategies/models of engagement that you have with your stakeholders? 
Explore: Are these; 
 Effective  
 Clear and understandable 
 Appropriate  
 Accessible 
 Adequate  
2) Who are the stakeholders that you work with in the social housing? Explore: Are these partners 
relevant and which other partners do you propose should form part of the partnership? 
2) What are the strengths/gaps with the existing models/processes/systems of engagement with the 
stakeholders? Explore: What are the weakest areas in the existing mechanisms that will need 
strengthening?  
3) What do you suggest the best model of engagement with the stakeholders should be/comprise of? 
Explore the areas that the modified/new intervention should address.  
 
 
Thank you very much for answering the questions and they will help greatly in developing a model 
to enhance voluntary housing in South Africa.  
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APPENDIX J 
AN EMAIL TURNING DOWN THE RESEARCHER’S REQUEST TO CONDUCT 
INTERVIEWS 
 
 
 
 
NOTE: The details of the sender were left out for confidentiality purposes 
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APPENDIX K 
PARTICIPANT INFORMATION SHEET FOR THE VHI BENEFICIARIES 
 
Dear research participant  
Good day, I am Mzwandile Sobantu, a student at the University of Johannesburg, Department of 
Social Work. You can call me Mzwandile. I’m doing a study that I’d like you to participate in. I need 
you to talk to me about your experiences where you live.  
Your views are very important in the study because you have a right to have a say about the kind of 
housing and services that you want from government. Your contributions will help me come up with 
these recommendations. I have prepared a few questions that will guide our conversation. The report 
of my study which will have these recommendations will be available from the library at the 
University of Johannesburg.  
Kindly note that your participation is entirely voluntary and there is no material benefit for taking 
part in the study. You may withdraw from the study at any time and may not answer questions that 
may be uncomfortable to you. The interviews will be recorded electronically using a laptop and no-
one except my supervisor will have access to the information on the audio recordings. The researcher 
will keep the audio recording in his laptop which is accessible through a password, only known to 
him. The transcribed data and the audios will be kept for five years before destroying the transcripts 
by shredding. Instead of your real name, a pseudo name will be used to identify you and your contact 
details will not be shared with anyone. If you agree to take part in the study, you will be requested 
sign a consent form for taking part in the study and for giving permission for the interview be audio-
recorded.  
Please feel free to ask any questions regarding the study. I shall answer them to the best of my ability. 
I may be contacted on 0733382561 and/or msobantu@uj.ac.za and my supervisor, Prof Noyoo on 
0216503482 and/or ndangwan@uct.ac.za.  
Thank you for taking your time to consider participating in the study 
Yours faithfully 
 
Mzwandile Sobantu (student) 
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APPENDIX L 
CONSENT FORM FOR THE BENEFICIARIES 
 
I, ……………………………………………..consent to participate in the study on voluntary 
housing. The researcher has explained to me the purpose of the study as well as my role in the process. 
I do understand that my participation in the study is voluntary and I have not been forced to take part. 
It has been explained to me that I may refuse to participate on some parts of the interview and there 
will be no consequences against such a decision. I also understand that my identifying details will 
remain confidential and it will not be included in any writing that will emanate from this study.  
 
I also do/do not give consent for the interview to be recorded  
 
Name of Participant:……………    Name of researcher:  ………… 
Signature:  ……………  Signature:    …………  
Date:   ……………… Signature:    …………. 
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APPENDIX M 
FOCUS GROUP QUESTIONING GUIDE FOR THE SHI BENEFICIARIES 
 
 
Q1: Tell us your name and how long you’ve been in this social housing institution.  
Q2: How did you learn about it? 
Q3: What is the role of housing in your life and your family? 
Q4: In what ways is it different from other housing alternatives that you have been into? 
Q5:  What would you say were your first impressions when you first got into this housing 
institution?  
Q6: As a woman/man, how is this place important for your livelihood and; 
 Children 
 education 
 Healthcare 
 participation in governance 
 safety/security 
 affordability 
 quality of housing 
 social relationships 
 
Q7:  Is your family life any better because you are in this place? If so, how? 
Q8:  What structures are put in place to make sure that you also contribute towards decision-
making processes in this place?  
Q9: Other than accommodation, what other services do you have access to easily from this place? 
Q10: If you had an opportunity to advise the management of this social housing institution and 
government, what advice would you give?  
Q11: Is there anything that you didn’t get a chance to say? 
Thank you very much for participating in the focus group discussion and your responses will help 
greatly in developing a model to enhance voluntary housing in South Africa.  
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APPENDIX N 
PARTICIPANT INFORMATION SHEET FOR THE MANAGERS 
DESIGN PHASE 
Dear research participant 
Good day, thanks for making time for us to meet once again. As I explained the last time we met, I 
designed a model that is aimed at enhancing voluntary housing. This time, I am kindly requesting 
your feedback and comments on this model.  
This model advocates voluntary housing delivery and it prioritises the beneficiaries in housing 
delivery. It proposes principle guidelines and values as well as possible areas for collaboration 
between voluntary housing institutions, the beneficiaries and the local government.  
I emailed the same model to you. May you kindly go through it once again before you give me 
comments and feedback. You many comment on its feasibility, usability, likelihood of acceptability 
and whether it is likely to be effective in putting the beneficiaries at the centre of housing delivery. I 
will use the feedback that I will get from this discussion to improve the model or redesign it.  
Kindly note that participation is on a voluntary basis and you may withdraw your participation at any 
stage of the discussion. Moreover, there are no material benefits for participating in this discussion.  
Feel free to contact me on my email, sobantu.mzwandile@gmail .com or my cell, 0733382561 if you 
will have further questions after the discussion. Or you may contact my supervisor, Prof Noyoo on 
0216503485 or email him at ndangwa.noyoo@uct.ac.za at the University of Cape Town, Department 
of Social Development.  
Thank you.  
Mzwandile Sobantu 
 
PhD Candidate 
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APPENDIX O 
CONSENT FORM FOR VHI MANAGERS 
DESIGN PHASE 
 
I, ……………………………………………..consent to participate in the study on voluntary 
housing. The researcher has explained to me the purpose of the study as well as my role in the process. 
I do understand that my participation in the study is voluntary and I have not been coerced to take 
part. It has been explained to me that I may withdraw may participation at any time with not 
consequences against such a decision. I also understand that my identifying details will remain 
confidential and it will not be included in any writing that will emanate from this study.  
 
I also do/do not give consent for the interview to be recorded  
 
Name of Participant: ……………    Name of researcher:  ………… 
Signature:   ……………  Signature:   …………  
Date:    ……………… Signature:   …………. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
277 
 
APPENDIX P 
FOCUS GROUP QUESTIONING GUIDE FOR THE MANAGERS 
DESIGN PHASE 
 
ACTIVITY 1 – RECAP, HIGHLIGHTS OF THE INTERVIEWS? 
Q1: May you please share your thoughts on anything regarding the interviews we had in our first 
individual meetings.     
ACTIVITY 2 - PRESENTATION OF THE MODEL FIRST BY THE RESEARCHER  
 
ACTIVITY 3 - QUESTIONS ACCORDING TO THOMAS (1984)  
THEME 1: LIKELIHOOD OF PROBLEM SOLUTION 
Q2: How likely is the model to provide a solution to the challenge of beneficiary exclusion and 
low-quality housing for the urban poor? 
THEME 2: RELATIVE ADVANTAGE  
Q3: What is your view about the relative advantage of the model? 
THEME 3: ANTICIPATED OBJECTIVE CAPABILITY 
Q4: Please share your views on how likely it is that the model will be effective and efficient in 
involving the beneficiaries in voluntary housing. 
THEME 4: ANTICIPATED USABILITY  
Q3:  How simple and flexible do you think the model is? 
Q4: What are the possible areas that the model could be improved on? 
Q5:  Is there anything that you did not get the opportunity to share? 
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APPENDIX Q 
PARTICIPANT INFORMATION SHEET FOR THE KEY INFORMANTS 
DEVELOPMENT PHASE 
 
Date: ……………… 
RE: EVALUATION OF THE VOLUNTARY HOUSING DELIVERY MODEL  
May I kindly request you to evaluate the model document that I have designed and developed in order 
to enhance voluntary housing delivery in South Africa. Designing and developing this model is part 
of my doctoral study at the University of Johannesburg (UJ). The university’s Ethics Committee 
approved the study.  
I have attached the model document together with the evaluation form and the consent form. The 
model advocates voluntary housing delivery and that it prioritises the beneficiaries in housing 
delivery. It proposes principle guidelines and values as well as possible areas for collaboration 
between voluntary housing institutions, the beneficiaries and the local government.  
Kindly go through the model document and complete the evaluation form which 11 questions. The 
questions are constructed in a simple manner. Your feedback on the usability of the model and its 
effectiveness in facilitating a bottom-up participatory approach will be highly appreciated. Kindly 
email me your feedback and any information that you think will be useful in improving the model. 
The evaluation period is between 14 September and 30 October 2018.  
Kindly note that participation is on a voluntary basis and you may withdraw your participation at any 
stage of the research process. Moreover, there are material benefits for participating in this evaluation 
process. I have also attached a consent form for participating in this study. Kindly sign it and email it 
back to me.  
Feel free to contact me on my email, sobantu.mzwandile@gmail .com or my cell, 0733382561 if you 
have any questions. Or you may contact my supervisor, Prof Noyoo on ndangwa.noyoo@uct.ac.za at 
the University of Cape Town, Department of Social Development.  
Thank you.  
Mzwandile Sobantu 
 
PhD Candidate 
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APPENDIX R 
CONSENT FORM FOR THE KEY INFORMANTS 
DEVELOPMENT PHASE 
 
I, ……………………………………………..consent to participate in the study on voluntary 
housing. The researcher has explained to me the purpose of the study as well as my role in the process. 
I do understand that my participation in the study is voluntary and I have not been coerced to take 
part. It has been explained to me that I may withdraw may participation at any time with not 
consequences against such a decision. I also understand that my identifying details will remain 
confidential and it will not be included in any writing that will emanate from this study.  
 
I also do/do not give consent for the interview to be recorded  
 
Name of Participant: ……………    Name of researcher:  ………… 
Signature:   ……………  Signature:   …………  
Date:    ……………… Signature:   …………. 
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APPENDIX S 
EVALUATION FORM 
DEVELOPMENT PHASE 
 
Housing is a basic human need that every child and family should have access. The important of 
housing is that it gives access to a toilet, electricity, water and it enhances our safety and security as 
human beings. It is important that beneficiaries participate in defining their housing need and exercise 
self-determination in human settlements. Your views on this model are highly appreciated to make it 
acceptable and effective in making the beneficiaries partners in housing delivery. You may evaluate 
the model by ticking the applicable box and adding a comment.  
 
1. Are the terms defined adequately and useful in understanding the model? 
Yes              No Unsure 
 
Comment:  
 
2. As an expert in housing, is this model in line with the practices known to housing and the 
institutions? 
Yes                                No Unsure             
 
Comment:  
 
3. Can this model be implemented with minimum resources?  
Yes                                No        Unsure  
 
Comment:  
 
 
4. In your own view, do you think the information that was used to design this model is from 
credible and valid sources?  
Yes                                No Unsure             
 
Comment:  
 
5. In your view, do you think it will be easy for institutions and municipalities to apply this 
model? 
Very likely  Likely        Unlikely  Unsure  
 
Comment:  
 
6. How likely do you think the model will be effective in facilitating grassroots participation 
and help address the existing housing challenge? 
Very likely  Likely        Unlikely  Unsure  
 
Comment:  
 
7. Is the language used in the model easy to understand? 
Yes               No Unsure 
 
Comment:  
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8. What aspects of the model do you think are complex and make it difficult to use it? 
 
Comment:  
 
9. In your own view, can the model be modified to suit current conditions and still achieve the 
same results? 
Very likely  Likely        Unlikely Unsure  
 
Comment:  
 
10. Are there any aspects that need to be improved on in the model? 
Yes  No  Unsure            
 
Comment:  
 
11. What are the major highlights of this model to you?  
 
Comment:  
 
Any other comment/s:  
 
 
 
Thank you for your time in completing the form.  
 
Mzwandile Sobantu  
PhD Candidate 
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APPENDIX T 
COMPLETED EVALUATION FORM 
DEVELOPMENT PHASE 
 
Housing is a basic human need that every child and family should have access. The important of 
housing is that it gives access to a toilet, electricity, water and it enhances our safety and security as 
human beings. It is important that beneficiaries participate in defining their housing need and exercise 
self-determination in human settlements. Your views on this model are highly appreciated to make it 
acceptable and effective in making the beneficiaries partners in housing delivery. You may evaluate 
the model by ticking the applicable box and adding a comment.  
 
1. Are the terms defined adequately and useful in understanding the model? 
Yes             X No Unsure 
 
Comment: The terms are defined well and make it easier to understand the model. 
 
2. As an expert in housing, is this model in line with the practices known to the housing 
discipline and the institutions? 
Yes                               X No Unsure             
 
Comment:  
 
3. Can this model be implemented with minimum resources?  
Yes                               X No        Unsure  
 
Comment: It should be possible because there are no complex processes that are involved here.  
 
4. In your own view, do you think the information that was used to design this model is from 
credible and valid sources?  
Yes                               X No Unsure             
 
Comment: Yes that is very clear, because it has useful information from policies, housing, social 
work and social development. It is a product of in-depth research.  
 
5. In your view, do you think it will be easy for institutions and municipalities to apply this 
model? 
Very likely  Likely       X  Unlikely Unsure 
 
Comment: Yes it should be easy to implement because the steps are very clear and we are familiar 
with the steps that are proposed. But it needs commitment from all the parties.  
 
6. How likely do you think the model will be effective in facilitating grassroots participation 
and help address the existing housing challenge? 
Very likely  Likely       X Unlikely Unsure  
 
Comment:  
 
7. Is the language used in the model easy to understand? 
Yes              X No Unsure 
 
Comment: Yes, it is, but if you are in the property development department or housing. Ordinary 
person would encounter some difficulties on few words. 
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8. What aspects of the model do you think are complex and make it difficult to use it? 
 
Comment: Although objectives are precise and straight to the point, I would have appreciated if 
they were more unpacked a bit, or read the whole thesis that has more detailed background for the 
model.  
 
9. In your own view, can the model be modified to suit current conditions and still achieve the 
same results? 
 
Very likely  Likely       X Unlikely Unsure  
 
Comment: Yes, training would be required to and people parties need to be willing to change also.  
 
10. Are there any aspects that need to be improved on in the model? 
Yes  No  Unsure           X 
 
Comment: Not so sure yet! 
 
11. What are the major highlights of this model to you?  
Comment: Guiding principles and the values. They are the crux of this whole model. 
 
Any other comment/s: Mr. Sobantu, good start. Wish you all the best in this and looking forward 
to reading publications on your study. It sounds very interesting.   
 
Thank you for your time in completing the form.  
 
Mzwandile Sobantu  
PhD Candidate  
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APPENDIX U 
THE INTEGRATED VOLUNTARY HOUSING DELIVERY MODEL 
Contents  
List of acronyms    Page 1 
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List of acronyms 
IVHDL:  Integrated Voluntary Housing Delivery Model  
LG:   Local Government  
NHBRC:  National Home Builders Regulatory Council  
PPP:  Public-Private Partnership 
PwDs:  People with Disabilities  
QoL:   Quality of Life 
RDP:   Reconstruction and Development Programme  
RSA:   Republic of South Africa  
RZ:   Reconstruction Zone 
SH:   Social Housing  
SHIs:  Social Housing Institutions 
SHRA:  Social Housing Regulatory Authority 
TT:  Task Team 
VHI:   Voluntary Housing Institution  
 
Glossary of terms 
Below is the definition of terms that are used in this model:  
Sustainable human settlements 
Sustainable human settlements refers to integrated settlements that are efficiently managed with 
beneficiaries assuming ownership to promote their social and economic wellbeing (Gauteng 
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Provincial Government, 2018; Republic of South Africa, 2004; United Nations, 1966). The 1994 
White Paper for Housing envisages sustainable human settlements as “viable, integrated settlements 
where households could access opportunities, infrastructure and services” (Republic of South Africa, 
1994). Beneficiary is important in housing. When beneficiaries have a sense of ownership in their 
living environment, that tends to be accompanied by high responsibility of housing and the human 
settlements environment.  The notion of sustainable human settlements also aims at empowering the 
beneficiaries and enhancing their self-determination. VHIs are thus implored to create to involve 
beneficiaries as partners in housing delivery and not as only consumers.     
Bottom-up approach 
In this model, bottom-up refers to representational and participatory decision-making process that 
take into cognisance the voices of the beneficiaries and the communities concerned. The conceptual 
premise is that beneficiaries need to define their housing need and are partners in the human 
settlements environment. The LG has a responsibility to empower the beneficiaries by educating them 
about their constitutional right to participation (Benit-Gbaffou, 2008; Hilliard & Kemp, 1999; 
Mathekga & Buccus, 2006; McEwan, 2003).Social development  
Social development is a developmental approach to social welfare that is adopted nationwide, across 
all sectors to utilise economic opportunities to improve people’s living circumstances. Lombard 
(2007, p. 299) defines social development as “an ultimate (end) goal of development activities; and 
(2) as an appropriate approach to social welfare and thus an intervention strategy that incorporates 
social and economic processes to achieve social development as its ultimate goal”. Enhancing access 
to affordable voluntary housing by the poor improves the stability, safety and security of families. It 
gives people an opportunity to concentrate on their livelihood activities and hence improves their 
income. Convenient location of voluntary housing to services and economic opportunities open up 
more economic opportunities and choices for education and healthcare options. The LG and VHIs 
are implored to take housing more seriously because of the implications that it has on the 
beneficiaries’ social and economic lives (Noyoo & Sobantu, 2018).      
Social housing  
SHRA (2017) defines social housing as a “…a rental or co-operative housing option which requires 
institutionalised management which is provided by accredited social housing institutions or in 
accredited social housing projects in designated restructuring zones.” Fish (2003, p. 404) defines 
social housing in terms of its competitive advantages of over other alternatives. She points out that it 
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is of good quality, well located, offers a range of tenure and employs participatory approaches to 
management.   
Social housing institutions 
These are social housing delivery agents. They are VHIs, mainly as HAs and cooperatives but 
registered as SHIs operate as independent autonomous entities. They are known for utilising 
collaborated effort to draw skills and expertise to provide quality housing in an efficient manner. Now 
registered as SHI, it is their traditional values of fostering social capital and enhanced care to 
vulnerable and marginalised categories (Conan, 1987; Hertzel & Szymanski, 1981; Noyoo & 
Sobantu, 2018) that this model seeks to imbue in South Africa’s delivery landscape.  
Voluntary housing institutions 
The phrase refers to housing initiatives provided by independent, not-for profit social businesses in a 
complementary role to the government efforts (Dunn, 2000, p. 59-61; Purkis, 2010, p. 6)’. SHIs are 
by far the most common form of VHIs and because of their well organised modus operandi they are 
highly likely to deliver at scale and in quality, if given the necessary support. HAs and cooperatives 
are common and while they remain independent they are financed and regulated by government.    
Background and rational of the model  
Housing is a human right that is key for people and their families to live optimally in their 
communities. South Africa currently has a persistent housing challenge with more than seven million 
people living in informal settlements, others on the streets and many in backyard dwellings. These 
living conditions undermine the physical and the psycho-emotional wellbeing of individuals, families 
and communities that exist in such arrangements. Despite some positive developments towards 
addressing the housing problem in the country, the processes that were employed are criticised for 
having been top-down and excluded the urban poor in decision-making processes. Furthermore, the 
settlements replicated and perpetuated colonial and apartheid spatial trends where the urban poor 
ended up in far-flung urban peripheral urban spaces with little or no services and amenities at all.  
 
With that background, this model advocates voluntary housing delivery, spearheaded by formal VHIs 
that include HAs and cooperatives registered as SHIs. As opposed to RDP housing, the competency 
of the VHIs is in drawing skills, expertise and knowledge through PPPs. Moreover, they target 
centrally located zones called RZs in order to promote integrated and well located settlements. In as 
much as there are other challenges at national and policy level, the model targets the LG and VHIs 
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that are seen as the best institutions to foster grassroots participation. The model also challenges the 
VHIs to rethink their identity, their purpose and rediscover their competencies which they have lost 
due to over dependence on government. They are non-profits, known to provide quality affordable 
housing for the poor, women, people with disabilities and older persons. They are known to include 
beneficiaries even in planning, implementation and governance. They need to regain these skills as 
VHIs and fundraise to promote their financial independence and autonomy.   
 
Objectives of the model  
The objectives of the model are as follows:  
 
 To promote a social development approach to housing delivery through positioning 
beneficiaries as the focus of voluntary housing delivery.  
 
 To challenge the VHIs to rediscover their identity and key competencies in order to promote 
financial sustainability.  
 
 To enhance the partnership between LG, VHIs, the beneficiaries and other stakeholders in 
voluntary housing delivery.  
 
 To promote the delivery of technically and socially sustainable human settlements that support 
individuals, families and communities.  
 
Guiding principles and values underpinning the model 
LG, VHIs and the beneficiaries are requested to employ inclusive processes in relation to housing 
delivery – as stressed in these guiding principles. The stakeholders need to reflect on these principles 
in any undertaking that will have implications on the beneficiaries. This emphasis is made in the light 
of the RDP housing programme that is heavily criticised for being top-down and invariably lacking 
a social development and a social justice agenda.  
Stakeholders are reminded to always bear in mind that housing is a basic human right that is enshrined 
in the Constitution, the Bill of Rights and international law. The Freedom promises that ‘people shall 
govern’. Therefore, in planning, construction, allocation and maintenance, stakeholders have to 
ensure that they deliver decent and quality affordable housing in secure, safe and integrated human 
settlements. Access to voluntary housing needs to be improved, especially for vulnerable groups. This 
is because the urban poor have been denied access by colonial and apartheid systems and, even now, 
they would not afford to buy own homes from the market. In doing all this, beneficiaries need to be 
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taken seriously, as partners and not mere consumers. Next are the guiding principles and values that 
need to underpin the implementation of this model.  
Empowerment 
The model is informed by the social development principle of empowerment. It challenges the 
stakeholders at LG and VHIs levels to reflect on some of their traditions that exclude and disempower 
the urban poor. For example, there is a view that some processes are too complex for beneficiaries to 
understand and participate meaningfully. Stakeholders need to regard beneficiaries as partners in 
housing and where necessary, beneficiary education needs to be conducted to empower them to 
participate in a meaningful manner. As a right articulated in the Bill of Rights, every citizen’s need 
for self-determination should not be undermined.  
Human development   
Through the model, families must have options to choose where they want to live in the size of units 
that they can afford. Human development involves enlarging people’s choices. VHIs and partners are 
challenged to rethink the impact of their decisions; whether they contribute positively in the 
education, health care and human progress of children, elderly, women and PwDs. Hence, VHIs and 
LG must ensure that settlements (both new and existing ones) are linked to sanitation, schools, and 
playgrounds for children and are close to health care facilities. A commitment to human development 
will also mean that stakeholders engage and come up with solutions to address all forms of violence 
against children and women.   
Human worth and dignity  
This integrated voluntary housing delivery model is envisaged to promote access to affordable quality 
housing to the urban poor. Improved access, increasing tenure options, improving safety and security 
and collaborating with the beneficiaries enhances the human worth and dignity of the tenants and 
their families. Stakeholders are reminded that including beneficiaries is a commitment to social 
justice. Furthermore, stakeholders need to know that quality housing, access to education access to 
health care and gender-aware housing practices are rights enshrined in the Constitution. Beneficiaries 
and their families need to be treated in a dignified manner, with a sense of service.  
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Democracy and participation  
In its entirety, the model argues that taking decisions on behalf of the beneficiaries is a violation of 
their right to participation and self-determination. From a developmental welfare perspective, the 
entire delivery process should reflect the wishes of the beneficiaries. This model argues that 
beneficiaries are capable of defining their need and articulating the type of housing and settlements 
they would like wish to raise their children and families. Moreover, the model argues that, 
beneficiaries need to take active role, even in governance. Not only does this lead to social and 
technical sustainability of the settlements but it enhances self-worth and human dignity of the 
beneficiaries. LG needs to educate the beneficiaries of their roles and responsibilities, where possible.   
Service 
Service standards is one of the Batho Pele principles. In this model, LG and VHIs are further 
challenged to reflect on the quality of housing and services that they deliver to the urban poor. This 
is aimed at ensuring that meticulous planning is done and the requisite skills and expertise are sourced 
to deliver quality housing in an efficient and effective manner. As a partner, beneficiaries have a right 
to demand progress and quality service. Stakeholders need to conduct diligence and care because 
housing is a welfare service for families. A focus must be made in establishing social relations that 
are based on mutuality, solidarity and reciprocity in order to generate social capital.  
Gender equality  
Consideration for gender cannot be ignored in contemporary housing planning and delivery. Research 
has shown that the RDP programme excluded women, most of whom are single and are in low-income 
employment. More women than men experience gender based violence, take care of their children as 
single parents, and are poorer and economically disadvantaged. Hence, this model prioritises 
stakeholders to respond to this socio-economic reality by prioritising women in their allocation and 
ensuring that they are also represented in planning task teams and governance as well.  
Access 
In this model, the principle of access underscores the need to target the poor excluded groups and 
efforts should be made to prevent down raiding, i.e. a situation whereby the system is manipulated 
by higher income groups as is the case with RDP housing programme.  
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Research methodology 
This model is an outcome of in-depth review of international and local literature. Moreover, the 
researcher studied key government policies on housing. More importantly, the model is also informed 
by data from the empirical component of the study. The most significant finding in data and literature 
is that grassroots voices are key to guarantee the sustainability of any housing delivery programme. 
The other key finding is that VHIs in South Africa today, especially those that are registered with 
SHRA as SHIs, abandon their non-profit status. They instead view themselves, only as extensions of 
government and forget about their non-profit third sector status. More disturbing is that such 
institutions depend on government for funding and their innovation and fundraising competencies 
diminish with time. This model and accompanying principles challenge the SHIs to rediscover their 
identity and their competencies in housing. One of their founding competencies is embracing 
participatory housing approaches. Research has shown that top-down housing and development 
programmes have failed because they do not reflect the need of the communities. Hence, the 
beneficiaries of VHIs participated in the design of this model. Lastly, the model was also taken 
through a Delphi technique to experts in housing and social development who are in academia and in 
practice. These helped refine the model, which is presented in the next section.  
   
An integrated housing delivery model   
This integrated model is an outcome of multidisciplinary knowledge from social work, social 
development and housing to enhance voluntary housing delivery in South Africa. It adapted 
Diephout’s (2014) tools to enhance the QoL in human settlements. The improved model illustrates 
that, collaborated effort from VHIs, LG and the beneficiaries can better yield sustainable human 
settlements where the grassroots communities can be proud, assume ownership and experienced a 
higher QoL. The model also highlights the key responsibilities that each sector needs to assume in 
the partnerships. The model is represented below: 
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Figure 1: Voluntary Housing Delivery Model 
Most importantly, LG, VHIs and beneficiaries collaborate on anti-drug and anti-alcohol abuse and 
gender-based and domestic violence strategies. LG leads in family welfare services.   
 
NOTE:  
 The social development base stresses the need to prioritise the urban poor as the focus of 
housing delivery.  
 Secondly, the social development framework emphasises that VHIs and beneficiaries have a 
shared responsibility, as partners.  
 Thirdly, the framework emphasises a partnership between VHI, the LG and the beneficiaries, 
with a focus on GBV, addressing alcohol and drug abuse and bringing family welfare services 
to the people.  
 
 
There is nothing more important than for the beneficiaries to have a say in what pertains to them, 
especially in their housing and human settlements. They need their children to be safe and they require 
secure tenure so that they can invest in their housing and surrounding environment. Therefore, the 
model argues that, LG as well as VHIs have a responsibility to educate beneficiaries of their roles 
and responsibilities in housing and human settlements. In any municipality, there needs to be 
collective effort coordinated and a collective voice from the VHIs, LG and the beneficiaries. Below 
are the proposed areas for collaboration between the LG, beneficiaries and the VHIs. Possible areas 
of collaboration are shown in Table 1, below.  
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Table 1: Possible areas for collaboration 
Task  Beneficiaries 
Representatives   
VHIs Local 
government  
Outcomes 
Housing need identification         
 
 
Sustainable Human 
Settlements 
 
 
 
Housing Adequacy 
 
 
 
Quality of Life 
 
Housing need identification        
Property/land acquisition 
for new VHIs 
     
Bulk infrastructure 
provision 
    
Provision of social welfare 
services   
     
GBV strategies        
Family welfare services        
Alcohol and drug abuse        
Community education        
Beneficiary education        
Funding       
Fundraising      
Innovation and research        
Maintenance        
Processing of applications       
Allocations       
Beneficiary committee     
Safety and security        
 
Recommendations 
The model recommends that: 
 The LG facilitates the selection of an inclusive task team (TT). Members to be drawn from 
the LG, VHIs and representatives from beneficiaries and other stakeholders, for example, the 
National Home Builders Registration Council (NHBRC). Among other things, the TT will be 
responsible for selection of suitable VHIs for projects, research and innovation, maintaining 
a list of VHIs (both in bad and in good standing) and monitoring of construction of projects.  
 Research to focus on the household profiles, determining housing needs for different groups, 
crime and prevention strategies, transport options, schools, health care and other services.  
 Within the VHIs, there needs to be a TT again to work on their shared responsibilities, as 
shown in Table 1. Such a task team/committee needs to design policies on gender issues, 
qualification criteria of applicants, rental payment, unit allocation, sexual harassment, 
disability to mention a few.  
 Beneficiary committees are necessary and should be allowed to meet and deliberate on issues. 
The committee must be involved in processing of applications and unit allocations, ensuring 
gender equity and reasonable accommodation for people with disabilities. See the model for 
other key issues that they will need to be involved on. They share these responsibilities with 
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the institutions, with which they need to have scheduled, and ad-hoc meetings necessary.  
Beneficiary committees need to assume an active role on issues of domestic violence, gender-
based violence, maintenance, pest control and issues of safety and security are collective 
responsibilities. Separate task teams comprising the police, social workers, LG, other non-
profits and beneficiaries need to be appointed to preventative and promote drugs and alcohol 
abuse, domestic violence and child trafficking to mention a few.  
 The TT needs to liaise with other provincial and national bodies that include NASHO and 
SHRA.  
 VHIs need to invest in skills training and development of their managers. Skills in general 
management, building/property maintenance administration and mediation are important.  
 VHIs need to maintain a resource list of important services in the community.  
Conclusion  
This document first presented a list of acronyms and a glossary of terms so that it is easy to understand 
the model and what it strives to achieve. It also included the guiding principles and values that 
underpin the model before describing the methodology that informed the development of this 
innovation. The guiding principles stress that housing delivery processes need to be driven by a 
commitment to serve families. Even though the LG is included in the model, it is mostly focused on 
the VHIs, challenging them to rediscover themselves and utilise their inherent capabilities.  
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